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DEPARTMENT  OF  THE  ARMY 

SAN  FRANCISCO  DISTRICT.  CORPS  OF  ENGINEERS 
211  MAIN  STREET 

SAN  FRANCISCO.  CALIFORNIA  MIOS 


RESPONSE  REQUIRED  BY:  DEC  2,4  1980 


NOVATO  CENTER  FINAL  ENVIRONMENTAL  STATEMENT:  COMMENT  PERIOD  24N0V  1980 


TO  WHOM  IT  MAY  CONCERN: 

1.  As  announced  in  Public  Notice  No.  10138-33  (27  January  1078),  Novato 
Center  Inc.,  1200  Howard  Avenue,  Burlingame,  California  04010,  has  applied 
for  a  Department  of  the  Army  permit  to  fill  historic  and  existing  marsh  to 
allow  development  of  a  regional  shopping  center.  Since  distribution  of  the 
Public  Notice  and  Draft  Environmental  Statement,  the  project  has  been  modi¬ 
fied.  The  Final  Environmental  Statement  serves  as  the  revised  Public  Notice 
for  the  modified  project.  The  project  as  presently  planned  would  fill  approx¬ 
imately  30  acres  of  former  tidelands  including  4  acres  of  existing  brackish 
marsh,  excavate  approximately  7  acres  to  create  new  marsh,  and  excavate  mate¬ 
rial  from  historic  tidelands  on  an  adjacent  property  to  supply  fill  for  the 
purpose  of  construction  of  a  regional  shopping  center  in  Novato,  California. 

7.  In  response  to  the  National  Environmental  Policy  Act  of  1969,  Public  Law 
91-190,  the  San  Francisco  District,  U.S.  Army  Corps  of  Engineers,  has  prepared 
a  Final  Environmental  Statement  (FES)  for  the  subject  permit  application.  The 
Draft  Environmental  Statement  for  this  project  was  issued  25  July  1979. 

3.  The  District  is  now  soliciting  comments  and  views  of  appropriate  govern¬ 
ment  agencies,  interested  groups  and  individuals  concerning  the  FES.  Please 
submit  your  comments  to  the  District  Engineer,  San  Francisco  District,  by  the 
date  indicated  above  so  that  they  can  be  considered  along  with  other  relevant 
information  in  arriving  at  the  final  decision  on  the  permit  application.  The 
final  decision  on  the  permit  cannot  be  made  until  30  days  have  passed  from  the 
announcement  in  the  Federal  Register  that  the  FES  has  been  filed  with  the 
Environmental  Protection  Agency  or  until  30  days  from  the  mailing  of  the 
document,  whichever  date  is  later. 

4.  Copies  of  the  FES  are  available  for  review  by  contacting  the  San  Francisco 
District  (415-556-0325)  and  at  the  Marin  County  Free  Library,  Civic  Center  and 
Novato  branches. 


Sincerely, 


/PAUL  BAlfLWIJW,  JR.  / 


Colonel,  CE 
District  Engineer 


NOVATO  CENTER 
MARIN  COUNTY,  CALIFORNIA 

REGULATORY  PERMIT  APPLICATION  BY 
NOVATO  CENTER  INC. 

PUBLIC  NOTICE  10138-33R 


(  )  DRAFT  ENVIRONMENTAL  STATEMENT  (X)  FINAL  ENVIRONMENTAL  STATEMENT 


Responsible  Agency;  U.S.  Army  Engineer  District,  San  Francisco 

211  Main  Street 

San  Francisco,  CA  94105 


Contact  Person! 

Dennis  Ceres e 

Environmental  Protection  Specialist 
Action  Officer  for  Permit  No.  10138-33 
Regulatory  Functions  Branch 
San  Francisco  District 
Corps  of  Engineers 
(415)  556-5426 

1.  Name  of  Action;  (X)  ADMINISTRATIVE 


Roger  Golden 

Environmental  Protection  Specialist 
ES  Coordinator 
Environmental  Branch 
San  Francisco  District 
Corps  of  Engineers 
(415)  556-5412 

(  )  LEGISLATIVE 


2.  Authority.  Section  10  of  the  River  and  Harbor  Act  of  1899  and  Section  404 
of  the  Clean  Water  Act. 


3.  Description  of  Action.  The  applicant  proposes  to  fill  35  acres  of  his¬ 
toric  wetland  and  4  acres  of  existing  brackish  marsh,  determined  to  be  impor¬ 
tant  wetlands.  The  39  acres  proposed  to  be  filled  and  an  adjacent  upland 
portion  of  the  applicant's  property  are  proposed  as  the  site  for  a  69-acre 
regional  shopping  center.  Approximately  4.9  acres  of  the  existing  marsh  on 
the  applicant's  property  would  be  retained  and  an  additional  6.8  acres  of 
historic  marsh  would  be  excavated  to  create  new  marsh.  A  37-acre  area  would 
be  excavated  on  an  adjacent  property  owned  by  the  State  of  California  to  pro¬ 
vide  a  portion  of  the  needed  fill  material.  A  lake  would  be  created  on  the 
borrow  site  to  be  managed  by  the  State  for  wildlife. 

4.  Environmental  Impacts.  Net  gain  of  2.8  acres  of  wetland  habitat;  reduc¬ 
tion  of  floodplain,  slightly  increased  flooding  hazard  for  adjacent  lands, 
potential  seismic  and  settlement  hazards,  decreased  quality  of  runoff,  in¬ 
creased  volume  of  runoff,  decreased  air  quality,  improved  water  quality  in  the 
marsh,  increased  traffic  volumes,  change  in  land  use  from  open  space  to  com¬ 
mercial  use,  increased  demand  for  city  services,  increased  revenue  for  the 
City  of  Novato,  alteration  of  views  from  surrounding  areas,  provision  of  a 
regional  shopping  center,  increased  employment.  Dedication  of  12  acres  of 
wetland  to  a  public  agency  to  be  preserved  as  a  marsh. 


5.  Alternatives  Considered.  No  project,  reduced  project,  development  in 
accordance  with  City  Zoning,  alternate  project  site  at  Hamilton  Air  Force  Base. 
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1 . 00  INTRODUCTION 


1.01  Novato  Center,  Inc.,  Richard  Hanna,  ^resident,  17°0  Howard  Avenue, 
Burlingame,  California  04010,  has  applied  for  a  Department  of  the  Armv  Permit 
(Application  and  Public  Notice  No.  10118-11,  Appendix  B,  Documents  B-1,  B-?, 
revised  1  August  IDS0,  Document  B-Fl  to: 

-  place  100,000  to  400,000  cubic  vards  of  additional  fill  material  on 
lo  acres  of  historic  tidelands  and  including  four  acres  of  existing  brackish 
marsh: 


-  excavate  approximately  100,000  cubic  yards  of  material  for  fill  from 
historic  tidelands  on  an  adiacent  property  creating  a  17-acre  lake: 

-  place  approximately  100,000  cubic  vards  of  additional  fill  material 
on  the  site  to  be  supplied  from  off-site  quarries. 

-excavate  A. 8  acres  of  historic  tidelands  to  create  new  marsh  on  the 
southern  end  of  the  project  site. 

-  control  water  circulation  and  improve  security  on  the  adiacent 
State-owned  parcel  by  excavation  of  a  feeder  ditch,  a  security  ditch, 
construction  of  a  berm,  and  installation  of  inlet  and  outlet  control  struc¬ 
tures.  f Bee  document  B-A,  Appendix  B). 

The  subject  property  is  known  locally  as  Hanna  Ranch,  and  is  located  in  the 
city  of  Novato,  California  as  indicated  on  Plate  l. 

1.07  A  portion  of  the  10  acres  of  former  tidelands  proposed  to  be  filled  and 
an  adjacent  filled  portion  of  the  Hanna  property  are  proposed  as  the  site  for 
a  AS-acre  regional  shopping  center  to  be  built,  owned,  and  operated  bv  Ernest 
W.  Hahn  Tnc.,  of  Hawthorne,  California.  Ernest  W.  Hahn  Inc.’s  purchase  of  the 
site  would  be  contingent  upon  the  receipt  of  all  necessary  permits  for  devel¬ 
opment.  The  existing  and  newly  created  wetlands  on  the  site  would  be  dedi¬ 
cated  to  the  city  of  Novato  to  be  preserved  as  a  marsh. 

1.01  Planning  Alternatives.  The  Draft  Environmental  Statement  (July  ID701 
considered  impacts  expected  from  the  proposed  proiect  and  from  four  alterna¬ 
tive  proposal  including  alternative  uses  of  the  proposed  site  and  an  alter¬ 
native  location  for  a  regional  shopping  center.  Since  publication  of  the 
Draft  Environmental  Statement,  the  proposed  proiect  has  been  modified  in  re¬ 
sponse  to  concerns  raised  bv  federal  and  state  agencies  and  individuals.  The 
new  proposal  is  called  Alternative  #7R.  The  new  proposal  reduced  the  wetland 
area  to  be  filled  by  one  half,  created  a  new  wetland  area  at  the  southern  end 
of  the  property  to  be  managed  for  wildlife,  and  modified  the  proposed  freeway 
on-ramp  configuration.  These  changes  have  not  completely  resolved  the  obiec- 
tions  of  conmenting  agencies.  The  U.S.  Fish  and  Wildlife  Service  and  the  Na¬ 
tional  Marine  Fisheries  Service  are  on  record  as  objecting  to  the  revised  pro¬ 
posal.  Impacts  of  this  new  proposal  are  discussed  throughout  the  text  of 
this  Final  Environmental  Statement.  Additionally,  new  information  has  become 
available  regarding  the  feasibility  of  Alternatives  *1  and  as  they  were 
presented  in  the  Draft  ES.  This  information  is  incorporated  in  the  appropri¬ 
ate  sections  of  the  text.  Each  of  the  Alternatives  is  described  below.  Study 
areas  are  indicated  on  Plate  7. 


1.04  Alternative  #1.  No  proiect. 
This  proposal  will  consider  the 
effects  of  no  additional  fill  or 
development  on  anv  portion  of  Study 
Area  1.  The  entire  study  area  would 
remain  in  its  existing  undeveloped 
state  for  the  foreseeable  future. 


1.0S  Alternative  #2R.  Proposed 
Proiect.  This  proposal  will  consider 
construction  of  a  64-acre  regional 
shopping  center  (with  about  814,000 
square  feet  of  leasable  retail  space) 
as  proposed  by  Ernest  W.  Hahn  Inc., 
including  fill  of  the  southern  portion 
of  Study  Area  2  and  excavation  of  37 
acres  east  of  the  railroad  tracks  to 
provide  a  portion  of  the  needed  fill 
material.  Four  acres  of  the  existing 
slough  on  the  site  would  be  retained 
and  an  additional  6.8  acres  of  his¬ 
toric  wetland  would  be  excavated  to 
create  a  new  wetland  area.  The  total 
of  approximately  12  acres  of  on-site 
wetland  would  be  dedicated  to  the  City 
of  Novato  for  preservation.  A  37-acre 
lake  would  be  created  in  the  borrow 
area.  This  alternative  would  involve 
a  change  in  zoning  for  the  area  south 
of  Lynwood  Slough  from  industrial  to 
commercial.  Plate  3  is  a  site  plan 
for  the  proposed  proiect. 


1.06  Alternative  ill.  On-Site  Proi¬ 
ect:  Reduced  Area  Coverage.  This 
proposal  will  consider  construction  of 
a  regional  shopping  center  with 
814,000  square  feet  of  leasable  retail 
space  on  the  portion  of  the  study  area 
outside  of  Corps  jurisdiction,  53 
acres,  north  of  Lynwood  Slough.  No 
further  fill  south  of  the  slough  and 
no  excavation  of  material  from  the 
area  east  of  the  railroad  tracks  will 
be  included  in  this  alternative.  In 
this  alternative,  the  shopping  center 
would  be  split  by  Rowland  Boulevard. 
The  mall,  department  stores  and  park¬ 
ing  facilities  would  all  be  two  level 
structures.  This  alternative  is  no 


ALTERNATIVE  #  3 


longer  considered  feasible  due  to  the 
problems  regarding  site  configuration, 
circulation  and  economics.  (See  the 
sections  on  Traffic/Circulation, 
Fconomi c  s ) . 


1.07  Alternative  #4.  Development  in 
Accordance  with  Current  City  Zoning. 
This  alternative  will  consider  devel¬ 
opment  of  a  regional  shopping  center 
north  of  Lynwood  Slough  and  industrial 
development  on  the  9?  acres  south  of 
the  slough  (Study  Area  4).  This  al¬ 
ternative  would  require  fill  south  of 
the  slough,  and  would  probably  include 
excavation  east  of  the  railroad  to 
supply  the  fill  material  and  creation 
of  a  lake,  as  in  Alternative  #2R. 
Office  and  professional  service  use  of 
the  area  north  of  Lynwood  Slough  would 
also  be  consistent  with  current  city 
zoning,  however  these  alternatives 
were  not  considered  in  this  statement. 


1.08  Alternative  #5.  Hamilton  Air 
Force  Base.  This  alternative  will 
consider  the  impacts  of  a  proposed 
77-acre  shopping  center  located  at 
Hamilton  Air  Force  Base  (Study  Area 
Si.  Most  of  the  base  has  been  deter¬ 
mined  to  be  surplus  Federal  property. 
The  Base  will  be  disposed  of  in  ac¬ 
cordance  with  the  Memorandum  of 
Dec ision  for  the  disposal  and  use  of 
Hamilton  Air  Force  Base  issued  by  the 
U.S.  General  Services  Administration 
on  24  June  1980.  The  Memorandum 
determined  that  the  portion  of  the 
Base  considered  as  an  alternative 
shopping  center  site  in  this  ES  will 
be  sold  to  the  City  of  Novato  and 
Marin  Countv  for  development  as  deter¬ 
mined  by  those  agencies.  The  City  of 
Novato  and  the  County  of  Marin  have 
not  yet  developed  a  planning  proposal 
for  the  Base.  Finalization  of  devel¬ 
opment  plans  and  construction  of  ade¬ 
quate  freeway  access  to  the  site  will 
take  several  years.  For  these  rea¬ 
sons,  the  construction  of  a  regional 
shopping  center  at  the  Base  is  not 
currently  considered  feasible. 
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1.C9  An  additional  alternative,  construction  of  a  regional  shopping  center 
in  downtown  Novato  was  considered  initially,  hut  reiected  because  of  the  lack 
of  a  developable  land  site  large  enough  to  accomodate  the  proposed  proiect. 

The  City  of  Novato's  1970  Downtown  Plan  and  Program  included  a  proposal  for  a 
City  financed  regional  shopping  center  on  the  Pinheiro  propertv  at  the  corner 
of  Redwood  Boulevard  and  Olive  Avenue.  This  proposal  is  no  longer  considered 
feasible  by  the  City  due  to  the  cost  of  property  acquisition,  relocation  of 
existing  housing  and  businesses,  the  need  to  construct  a  pedestrian  wav  over 
Redwood  Boulevard  and  the  difficulty  of  financing  the  proiect  after  the 
passage  of  proposition  11  fa  property-tax  limitation  measure!. 

1.10  Decision  Alternatives.  There  are  the  two  following  decision  alter¬ 
natives  available  to  the  Corps: 

a.  Denial  of  Permit  -  this  corresponds  to  Planning  Alternatives 
Nos.  1,  3,  4  or  5. 

b.  Issuance  of  Permit  -  this  corresponds  to  Planning  Alternative 

No.  2R. 

1.11  SUMMARY  OP  SIGNIFICANT  IMPACTS 

1.12  Alternative  #1. 

-  Non-fulfillment  of  the  goals  of  the  City  of  Novato  General  Plan. 
1.11  Alternative  #2R. 

a.  Geology/Seismi citv. 

-  Potential  for  differential  settlement  causing  damage  to  proposed 
structures,  utility  lines,  drainage  channels  and  sewers. 

-  Potential  for  damage  to  proposed  structures  and  infrastructure 
in  the  event  of  an  earthquake. 

-  Potential  for  ground  failure  ( liquefaction,  lateral  spreading 
lurching)  if  ground  shaking  occurs. 

b.  Hydrology. 

-  Reduction  in  on-site  storage  potential  by  160  acre-feet  thus 
increasing  off-site  flood  hazard  to  Scottsdale  Pond,  Highway  101,  the  Rowland 
Boulevard  interchange  and  Highway  17. 

-  Potential  flooding  of  parking  areas  by  extremelv  high  tides 
should  the  Novato  Creek  levees  fail. 

-  Potential  for  large  floodflows  across  the  site  and  flooding  of 
Rowland  Boulevard  interchange,  if  the  two  culverts  crossing  the  site  are 
obstructed  by  debris  or  their  flow  capacity  is  otherwise  reduced  during  a 
large  flood  on  Novato  Creek. 
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c.  Water  Quality. 

-  Increased  surface  runoff  from  the  project  site  into  Novato  Creek. 

-  Decreased  quality  of  runoff  from  on-site  pollutants  (litter, 
oil,  fertilizer,  pesticides,  animal  wastes! . 

-  Increased  erosion  and  turbidity  in  runoff  during  construction 

activities. 


.  -  Improved  water  quality  in  the  "Ecological  Preserve"  at  the 

southern  end  of  the  property. 

d.  Vegetation  and  Wildlife. 

-  Destruction  of  approximately  four  acres  of  brackish  marsh  and 
excavation  of  an  additional  6.8  acres  to  create  a  new  wetland  area  for  a  net 
gain  of  2.75  acres  of  wetland. 

-  Creation  of  a  37-acre  lake  with  bordering  marsh  vegetation  on 
the  state  land  east  of  the  railroad  line. 

-  Installation  of  water  control  devices  to  allow  restoration  of 
tidal  marsh  to  the  southern  portion  of  land  owned  by  the  State  Lands 
Connission. 

e.  Traffic/Circulation. 

-  Increased  traffic  congestion  on  D.S.  101  south  of  the  State 
Route  37  interchange. 

f.  Air  Quality. 

-  Hydrocarbon  and  nitrogen  dioxide  emission  concentrations  for  the 
subregion  exceed  the  Ambient  Air  Quality  Standards. 

-  Temporary  decrease  in  air  quality  during  project  construction 
due  to  equipment  emissions,  dust  and  particulates. 

g.  Land  Use  Plans. 

-  Alteration  of  the  site  from  open  space  to  intensive  urban  use. 

-  Creation  of  major  commercial  competition  to  downtown  Novato 
business  district. 

-  Change  in  zoning  from  industrial  to  commercial  use  for  the  por¬ 
tion  of  the  site  south  of  Lynwood  Slouch  requiring  an  amendment  to  the  City  of 
Novato  General  Plan. 
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h.  Employment. 

-  Creation  of  about  2,000  iobs. 

i.  Economics. 

-  Projected  generation  of  surplus  revenue  over  costs  to  the  City 

of  Novato. 


7.  Public  Services/Utilities. 

-  Increased  consumption  of  gas,  electricity  and  water. 

-  Increased  wastewater  generation. 

-  Increased  need  for  police  and  fire  services, 
k.  Visual  Quality. 

-  Alteration  of  the  view  of  the  bay  plain. 

-  Reinforcement  of  expanding  strip  commercial  development  along 

Highway  101. 


1.  Community  Cohesion. 

-  Provision  of  a  regional  shopping  center  for  area  residents. 

-  Potential  adverse  economic  impact  on  business  in  the  downtown 
commercial  area. 

1.14  Alternative  #3. 


a.  Geology/Seismicity. 

-  Potential  for  differential  settlement  causing  damage  to  struc¬ 
tures,  utility  lines  and  sewers.  Increased  settlement  due  to  the  greater 
depth  of  underlying  bay  mud  and  the  concentrated  loads  of  the  two-story  mall 

-  Potential  for  ground  failure  ( liquefication,  lateral  spreading 
lurching!  if  ground  shaking  occurs  causing  damage  to  structures. 

b.  Hydrology. 

-  Reduction  in  on-site  storage  potential. 

-  Potential  for  shallow  flooding  of  parking  areas  by  extremely 
high  tides  should  the  Novato  Creek  levees  fail. 

c.  Water  Quality. 

-  Increase  in  on-site  surface  runoff  into  Novato  Creek. 
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-  Decrease  in  quality  of  surface  runoff  due  to  contaminants  from 
engineered  surfaces. 

d.  Traffic/Circulation. 

-  Increased  traffic  congestion  on  U.S.  101  south  of  the  State 
Route  S7  interchange. 

e.  Air  Quality. 

-  Hydrocarbon  and  nitrogen  dioxide  emission  concentrations  for  the 
subregion  exceed  the  Ambient  Air  Quality  Standards. 

-  Temporary  decrease  in  air  quality  during  project  construction 
due  to  equipment  emissions,  dust  and  particulates. 

f.  Land  Use  Plans. 

-  Conformance  with  current  city  zoning. 

-  Conversion  of  open  space  to  urban  use. 

-  Creation  of  major  commercial  competition  to  downtown  Novato 
business  district. 

g.  Employment. 

-  Creation  of  about  2,000  jobs. 

h.  Economics. 

-  Projected  generation  of  surplus  revenue  over  costs  to  the  City 

of  Novato. 


i.  Public  Services/Utilities. 

-  Increased  consumption  of  gas,  electricity  and  water. 

-  Increased  waste  fwastewater,  solid  wastes)  generation. 

-  Increased  need  for  police  and  fire  services. 

j.  Visual  Quality. 

-  Alteration  of  the  view  of  the  bay  plain. 

-  Reinforcement  of  expanding  strip  commercial  development  along 

Highway  101. 

k.  Comnunity  Cohesion. 

-  Provision  of  a  regional  shopping  center  for  area  residents. 
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-  Potential  adverse  economic  impact  on  businesses  in  the  downtown 
commercial  area. 

1.15  Alternative  #4. 

a.  Geology/Seismicitv. 

-  Potential  for  differential  settlement  causing  damage  to  proposed 
structures,  utility  lines,  drainage  channels  and  sewers. 

-  Potential  for  damage  to  proposed  structures  and  infrastructure 
in  the  event  of  an  earthquake. 

-  Potential  for  ground  failure  (liquefaction,  lateral  spreading, 
lurching!  if  ground  shaking  occurs. 

h.  Hydrology. 

-  Reduction  in  on-site  storage  potential  by  350  acre-feet  in- 

c reasing  off-site  flood  hazard  to  Scottsdale  Pond,  Highway  101,  the  Rowland 
Boulevard.  interchange  and  Highway  37. 

-  Potential  flooding  of  parking  areas  by  extremely  high  tides 
should  the  Novato  Creek  levees  fail. 

-  Potential  for  large  flood  flows  across  the  site  and  flooding  of 
Rowland  Boulevard  interchange,  if  the  culverts  crossing  the  site  are  ob¬ 
structed  by  debris  or  their  flow  capacity  is  otherwise  reduced  during  a  large 
flood  on  Novato  Creek. 

c.  Water  Ouality. 

-  Increased  surface  runoff  from  the  project  site  into  Novato  Creek. 

-  Decreased  quality  of  runoff  from  on-site  pollutants  (litter, 
oil,  fertilizer,  pesticides,  animal  wastes). 

-  Increased  erosion  and  turbidity  in  runoff  during  construction 

activities . 


d.  Vegetation  and  Wildlife. 

-  Destruction  of  eight  acres  of  brackish  marsh. 

-  Destruction  of  approximately  fifteen  acres  of  oak  woodland. 

-  Creation  of  a  37-acre  lake  with  some  marsh  vegetation  on  the 
state  land  east  of  the  railroad  line. 

e.  Traffic /Circulation. 

-  Increased  traffic  congestion  on  U.S.  101  south  of  the  State 
Route  37  interchange. 
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-  Impacts  would  be  greater  than  Alternative  #PR. 

-  Temporary  decrease  in  air  quality  during  proiect  construction 
due  to  equipment  emissions,  dust  and  particulates. 

g.  Land  Use  Plans/Policies . 

-  Conflict  with  Federal  policy  on  modification  of  floodplains. 

-  Conflict  with  Corps  policy  on  destruction  of  wetlands. 

-  Conversion  of  open  space  to  intensive  urban  use. 

-  Creation  of  major  commercial  competition  to  downtown  Novato 
business  district. 

h.  Employment. 

-  Creation  of  about  2,000  jobs  associated  with  the  shopping  center 
and  an  undetermined  number  of  jobs  associated  with  industrial  development. 

i.  Economics. 

-  Probable  generation  of  surplus  revenue  over  costs  to  the  City  of 

Novato. 

j.  Public  Services/Utilities. 

-  Increased  consumption  of  gas,  electricity  and  water. 

-  Increased  wastewater  generation. 

-  Increased  need  for  police  and  fire  services. 

k.  Visual  Quality. 

-  Alteration  of  the  view  of  the  bay  plain. 

-  Reinforcement  of  expanding  strip  commercial  development  along 

Highway  101. 

l.  Community  Cohesion. 

-  Provision  of  a  regional  shopping  center  for  area  residents. 

-  Potential  adverse  economic  impact  on  businesses  in  the  downtown 
commercial  area. 


1.16  Alternative  #5. 


a.  Geology/Seismicitv. 

-  Potential  for  differential  settlement  causing  damage  to  proposed 
structures,  utility  lines,  drainage  channels  and  sewers. 

-  Potential  for  damage  to  proposed  structures  and  infrastructure 
in  the  event  of  an  earthquake. 

-  Potential  for  ground  failure  (liquefaction,  lateral  spreading, 
lurching)  if  ground  shaking  occurs. 

b.  Water  Quality. 

-  Increased  surface  runoff  from  the  proiect  site  into  Pacheco 

Creek. 


-  Decreased  quality  of  runoff  from  on-site  pollutants  (litter, 
oil,  fertilizer,  pesticides,  animal  wastes). 

-  Increased  erosion  and  turbidity  in  runoff  during  construction 

activities. 


c.  Vegetation  and  Wildlife. 

-  Destruction  of  approximately  10  acres  of  riparian  vegetation. 

d.  Traffic/Circulation. 

-  Increased  congestion  on  Highway  101. 

-  Increased  congestion  at  the  Bel  Marina  Keys  and  Nave  Drive 

e.  Air  Quality. 

-  Hydrocarbon  and  nitrogen  dioxide  emission  concentrations  for  the 
subregion  exceed  the  Ambient  Air  Quality  Standards. 

-  Temporary  decrease  in  air  quality  during  proiect  construction 
due  to  equipment  emissions,  dust  and  particulates. 

f.  Employment. 

-  Creation  of  about  ?,000  iobs. 

g.  Economics. 

-  Probable  generation  of  surplus  revenues  over  costs  to  the  city 

of  Novato. 
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h. 


Public  Services/Utilities. 


-  Increased  consumption  of  gas,  electricitv  and  water. 

-  Increased  wastewater  generation. 

-  Increased  need  for  police  and  fire  services, 
i.  Community  Cohesion. 

-  Provision  of  a  regional  shopping  center  for  area  residents. 

-  Potential  adverse  economic  impact  on  business  in  the  downtown 
commercial  area. 


1.17  Comparison  of  Alternatives. 

Impact 


Geology/Se  ismicity 

Hydrology 

Water  Quality 

Vegetation  and  Wildlife 

Traffic /Circulation 

Air  Quality 

Noise 

Land  Use  Plans 
Populati on /Housing 
Employment 
Economics 

Public  Services/Utilities 
Visual  Quality 
Cultural  Resources 
Recreation 
Community  Cohesion 


\ 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 

0 


A1 ternatives* 

2R  3  U  S 


+  Beneficial  Impact 
0  No  Significant  Impact 
-  Adverse  Impact 

♦The  alternatives  are:  (1)  No  Project;  (2R)  Proposed  Project: 
(3)  Reduced  On-Site  Project;  Development  in  Accordance  with 
Current  City  Zoning;  and  (5)  Hamilton  Air  Force  Base. 


1.18  Purpose  Of  and  Need  For  the  Proposal.  The  purpose  of  the  proposal  to 
fill  approxiately  38  acres,  in  conjunction  with  the  use  of  an  adjacent  filled 
area,  is  to  develop  a  regional  shopping  center  on  approximately  68  acres.  The 
regional  shopping  center  would  consist  of  an  enclosed  mall  with  three  major 
stores  and  many  smaller  stores.  Market  analysis  studies  have  indicated  that 
at  the  time  the  proposed  regional  shopping  center  opened  in  188?  there  would 
be  adequate  market  potential  and  sufficient  maior  department  store  tenants  to 
ensure  market  feasibility. 
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1.19  Authority.  The  Army's  authority  over  the  Hanna  Ranch  site  (Study  Areas 
1-4)  is  based  upon  Section  10  of  the  River  and  Harbor  Act  fRHA)  of  1 899  (33 
U.S.C.  Sec.  403)  and  upon  Section  404  of  the  Clean  Water  Act  (33  U.S.C.  Sec. 
1344)  which  pertains  to  the  discharge  of  dredged  or  fill  material  into  the 
waters  of  the  United  States.  In  Leslie  Salt  Co.  vs.  Froehlke,  578  F.2d  742, 
733  (Pth  Cir.  1078),  the  court  held  that  the  Corps'  jurisdiction  under  the  RHA 
extends  to  all  lands  covered  by  the  ebb  and  flow  of  the  tide  to  the  mean  high 
water  (MHW)  mark  in  its  unobstructed,  natural  state,  including  diked  areas 
below  former  MHW.  Section  10  regulates  any  work  or  structure  placed  within 
this  iurisdiction. 

1.20  Section  404  of  the  CWA  authorizes  the  Secretary  of  the  Army,  acting 
through  the  Chief  of  Engineers,  to  issue  permits,  after  notice  and  opportunity 
for  public  hearings,  for  the  discharge  of  dredged  or  fill  material  at  speci¬ 
fied  disposal  sites  into  all  waters  of  the  United  States,  including  adjacent 
wetlands,  the  degradation  or  destruction  of  which  could  affect  interstate 
commerce. 

1.21  At  the  Hanna  Ranch  site  (Study  Areas  1-4)  Section  404  authority  is 
claimed  over  the  nine  acres  of  brackish  marsh  of  the  old  Lynwood  Slough.  Sec¬ 
tion  10  authority  is  claimed  over  the  56  acres  of  former  tidelands  south  of 
Lvnwood  Slough,  including  the  P  acres  of  wetland  and  on  the  land  east  of  the 
railroad  proposed  as  a  borrow  area  and  mitigation  site. 

1.22  The  Hamilton  Air  Force  Rase  site  considered  under  Alternative  #5  is 
outside  of  Corps  jurisdiction. 

1.23  Purpose  of  Final  F.S .  In  response  to  the  provisions  of  the  National 
Environmental  Policv  Act  of  1969,  Public  Law  P1-1P0,  42  U.S.C.  Sec.  4321  et 
seq,  an  evaluation  of  the  impacts  of  the  proposed  activities  on  all  aspects  of 
the  quality  of  the  human  environment  is  required  prior  to  any  permit  applica¬ 
tion  being  considered  for  approval.  This  Environmental  Statement  addresses 
such  an  evaluation  of  the  Novato  Regional  Shopping  Center. 

1.24  An  important  source  of  information  for  this  Final  Environmental  State¬ 
ment  was  the  "Novato  Regional  Shopping  Center  Final  Environmental  Impact 
Report"  prepared  for  the  City  of  Novato  (September  1979).  The  Final  EIR  is 
incorporated  by  reference  into  this  Environmental  Statement,  the  City  has 
adopted  the  Final  EIR,  but  has  not  granted  final  approval  for  implementation 
of  the  Novato  Center  project  and  planning  for  various  elements  of  the  project 
are  in  preparation  by  the  City  at  this  time.  A  Corps  permit  cannot  be  issued 
unless  local  authorization  (Master  Plan  approved)  is  obtained. 

1.25  An  important  source  for  information  on  the  Regional  Shopping  Center 
proposed  for  Hamilton  Air  Force  Base  (Alternative  #5)  was  the  "Draft  EIS  on 
Disposition  and  Use  of  Federal  Surplus  Property  on  Hamilton  Air  Force  Base" 
prepared  by  A.  D.  Little  Inc.,  for  the  U.  S.  General  Services  Administration, 
April  1979.  The  Draft  EIS  is  incorporated  by  reference  into  this  Environ¬ 
mental  Statement. 
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1 • ?6  Interrelationship  and  Compatibility  of  the  Project  with  Existing  or 
Proposed  Corps  and  Other  Federal  Projects. 

1.27  Novato  Creek  Flood  Control  Study.  A  negative  report  is  currently  being 
prepared  by  the  Corps  of  Engineers  on  a  study  of  flood  control  measures  for 
Novato  Creek.  The  flood  control  measures  studied  were  determined  to  be 
economically  unjustified. 

1.28  ETR/EIS  on  the  Disposition  of  the  Hamilton  Air  Force  Base.  On  behalf 
of  the  General  Services  Administration, an  EIR/ETS  concerning  the  possible 
disposition  (future  use)  of  the  Hamilton  Air  force  Base  was  prepared.  (Draft 
released  in  April  1979,  Final  released  February  1980.)  The  ETR/EIS  considered 
the  Karin  County  plan  for  the  base  (subsequently  withdrawn)  as  well  as  indus¬ 
trial  commercial  development  without  an  airport,  residential  use,  and  public 
use.  A  shopping  center  at  Hamilton  may  be  expected  to  provide  significant 
competition  to  the  proposed  project,  if  both  were  built,  which  is  highly 
unlikely. 

1.29  Federal  and  State  Policies  and  Regulatory  Requirements. 

1.30  Chief  of  Engineers  Wetland  Policy.  This  policy  declares  wetlands  will 
be  evaluated  with  respect  to  the  complete  and  interrelated  wetland  area.  (A 
wetland  evaluation  of  this  project  is  presented  in  Appendix  D.)  No  construc¬ 
tion  activity  will  occur  in  wetlands  delineated  as  important  to  the  public 
interest,  unless  the  District  Engineer  concludes  the  benefits  of  the  altera¬ 
tion  outweigh  the  damage  to  the  wetlands  and  the  alteration  is  necessary  to 
realize  the  benefits.  The  District  Engineer  must  demonstrate  the  need  to 
locate  the  project  in  the  wetland  and  must  evaluate  the  availability  of 
feasible  alternative  sites. 

1.31  Chief  of  Engineers,  Floodplain  Management  Policy.  This  policy  as 
stated  in  the  Engineer  Regulations  for  "Implementation  of  Executive  Order 
11988  on  Floodplain  Managment"  requires  an  evaluation  of  the  flood  hazard  and 
the  effect  an  action  in  the  floodplain  may  have  on  the  floodplain  environment 
through  the  public  interest  review  process.  Existing  policies  and  procedures 
related  to  the  regulatory  program  fulfill  the  requirements  and  intent  of 
Executive  Order  11988.  Such  an  evaluation  is  included  in  the  hydrology 
section  of  this  FES. 

1.32  State  of  California  Wetland  Policy.  This  policy  recognizes  the  value 
of  marshlands  and  other  wetlands.  Basically,  the  Resources  Agency  and  its 
various  departments  will  not  authorize  or  approve  projects  that  fill  or  other¬ 
wise  harm  or  destroy  coastal,  estuarine,  or  inland  wetlands.  Exceptions  may  be 
granted  if  all  the  following  conditions  are  met:  (D  project  is  water  depen¬ 
dent;  (2)  no  feasible,  less  environmentally  damaging  alternative  is  available: 
(3)  the  public  trust  is  not  adversely  affected;  and  (4)  adequate  compensation 
is  part  of  the  project.  Compensation  measures  must  be  in  writing  and  long¬ 
term  "wetlands  habitat  value"  of  involved  project  and  mitigation  lands  must 
not  be  le3S  after  project  completion. 
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1.33  In  a  23  August  1978  letter  to  the  Corps  ^Document  8-4  Appendix  Bl  the 
State  Resources  Agency  indicated  that  "a  negotiated  written  agreement  was 
reached  between  the  applicant  and  the  State,  prior  to  the  development  of  the 
State's  Wetland  Policy,  and  as  a  result  the  State  does  not  object  to  vour 
issuance  of  the  subject  permit."  The  agreement  is  described  in  paragraph  1.12. 

1 . 34  Additional  State  Requirements. 

-  The  proposal  to  fill  Lynwood  Slough  would  require  a  streambed  altera¬ 
tion  permit  from  the  Department  of  Fish  and  Came. 

-  The  Regional  Water  Ouality  Control  Board  may  require  certif i cation  of 
the  proiect. 

-  The  proposed  extension  of  Rowland  Boulevard  is  within  the  U.S. 

Highway  101  right-of-wav  and  will  require  an  encroachment  permit  from  the 
California  Department  of  Transportation.  Preliminary  negotiations  are  now 
underway  between  the  applicant  and  CALTRANS. 
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2.000  AFFECTED  ENVIRONMENT  AND  ENVIRONMENTAL  CONSEQUENCES 


2.001  Setting  and  Project  History.  The  City  of  Novato  is  in  Marin  County 
about  29  miles  north  of  San  Francisco.  Study  Areas  1-4  (Plate  21  are  located 
immediately  east  of  the  Rowland  Boulevard  freeway  interchange  on  U.  S.  Highway 
101.  These  Study  Areas  are  bound  on  the  north  by  Novato  Creek.  The  eastern 
boundary  for  Study  Areas  1  and  3  is  the  Northwestern  Pacific  Railway  right- 
of-way.  Study  Areas  2  &  4  include  a  borrow  area  east  of  the  railroad.  The 
eastern  boundary  of  the  borrcw  area,  as  proposed,  is  Novato  Creek. 

2.002  The  Hanna  Ranch  site  consists  of  lowlands  behind  dikes.  Fi 1 1  has  pre¬ 
viously  been  placed  over  the  53  acres  of  the  site  north  of  Lynwood  Slough.  Of 

the  former  tideland  south  of  Lynwood  Slough,  48  acres  are  grassland  and  9 

acres  are  seasonal  brackish  marsh. 

2.003  In  1973  a  development  proposal  for  the  entire  454  acres  of  Hanna  Ranch 
was  submitted  to  the  City  of  Novato.  During  review  of  the  development  plans 
the  question  of  title  to  the  lands  arose  with  the  State  Lands  Commission.  In 
February  1977,  the  State  Lands  Commission  and  Novato  Center  Inc.,  consummated 
a  title  settlement  and  land  exchange  agreement  in  lieu  of  litigation.  Of  the 
405-acre  parcel  in  question,  the  State  received  title  to  278  acres  east  of  the 
Northwest  Pacific  Railroad  rightof-way  and  Novato  Center  received  title  to  127 
acres  west  of  the  railroad.  Provisions  were  incorporated  in  the  settlement 
agreement  for  excavation  of  up  to  500,000  cubic  yards  of  fill  material  by 
Novato  Center  Tnc.,  from  the  "State  Parcel."  The  excavation  shall  be  con¬ 
ducted  according  to  plans  and  specifications  of  the  State.  A  copy  of  the 

title  agreement  is  in  Appendix  B. 

2.004  The  Hamilton  Air  Force  Base  site  (Alternative  #5)  is  approximately  3 
miles  south  of  the  Hanna  ranch  site,  east  of  Highway  101.  The  Hamilton  3ite 
consists  of  rolling  hills  descending  to  the  bay  plain  and  tidal  marsh.  Por¬ 
tions  of  the  marsh  have  been  filled  for  military  aircraft  use  and  structures 
have  been  built  on  much  of  the  upland  areas.  The  regional  shopping  center  is 
proposed  on  an  upland  site. 

2.005  The  Air  Force  Base  was  decommissioned  in  1974.  The  County  of  Marin 
made  a  formal  application  to  GSA  for  acquisition  of  much  of  the  property  for  a 
public  airport  with  related  land  developed  for  conmercial  industrial  uses, 
including  a  77-acre  regional  shopping  center.  That  application  was  withdrawn 
by  the  County  in  May  1979  because  of  local  concern  over  the  economic  and 
environmental  risks  of  an  airport  on  the  site.  GSA  has  issued  a  Draft  and 
Final  Environmental  Statement  regarding  potential  future  uses  of  the  site.  A 
decision  for  transfer  of  the  lowland  portions  of  the  site  to  the  U.S.  Fish  and 
Wildlife  Service  was  announced  on  2  Julv  1980.  Most  of  the  upland  portion  of 
the  Base  (including  Study  Area  5)  will  be  sold  to  the  City  of  Novato  and  the 
County  of  Marin  for  development  as  planned  by  those  agencies. 
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2.006  GEOLOGY /SEISMICITY 


2.007  Present  Conditions. 

2.008  General .  Hanna  Ranch  (Study  Areas  *1-4)  and  Hamilton  Air  Force  Base 
(Study  Area  #5)  are  located  approximately  three  miles  apart  and  as  such  are 
included  in  similar  geological  environments.  Both  sites  are  underlain  by 
Quaternary  Bay  and  marshland  deposits  and  alluvium,  all  of  which  overlie 
Franciscan  rocks  located  at  varying  depths.  Locally,  these  rocks,  as  well  as 
geologic  structures,  are  concealed  by  a  thick  sequence  of  alluvial  sediments, 
which  are  of  both  marine  and  continental  origin.  A  large  portion  of  the  young 
overlying  sediments  are  derived  from  nearby  hills  and  valleys.  The  youngest 
sedimentary  deposits  occurring  in  the  area  are  found  on  the  flat  bay  plains  in 
the  southeastern  part  of  the  Novato  area.  These  deposits  are  former  marsh¬ 
lands  which  consist  of  relatively  soft,  unconsolidated  silty  sands,  clavs,  and 
peats  locally  known  as  younger  Bay  Mud.  The  Bay  Muds  within  the  general  area 
occupy  the  flood  plain  of  Novato  Creek  and  other  adiacent  natural  drainage 
systems.  Recent  surficial  deposits  consist  of  stream  sediments  and  artificial 
fill s . 

7.009  The  San  Francisco  Bay  Area  is  located  in  a  seismically  active  region. 
The  seismic  activity  is  well  documented  historically  and  occurs  as  individual 
sudden  movements  on  faults  resulting  in  earthquakes  and  also  as  fault  creep. 
The  strongest  seismic  intensity  experienced  in  the  vicinity  of  the  study  areas 
from  anv  of  these  faults  was  a  X  (Modified  Mercalli)  during  the  1906  Ran 
Anfreas  event,  three  maior  fault  zones  are  located  within  the  bay  area:  the 
San  Andreas  Fault  west  of  San  Francisco  Bay,  the  Havward  Fault  at  the  western 
base  of  the  Berkeley  Hills,  and  the  Calaveras  Fault  along  the  east  side  of  the 
Berkeley  Hills.  All  are  active  and  considered  a  part  of  the  Ran  Andreas  Fault 
system.  All  the  study  areas  lie  within  this  fault  system  (Plate  10),  with  the 
San  Andreas  Fault  located  about  14  miles  to  the  southwest,  and  the  Hayward  and 
Cal averas  Faults  located  approximately  10  and  35  miles  to  the  southeast,  re¬ 
spectively.  Other  faults  in  the  region  that  are  considered  to  have  been 
active  during  Quaternary  time  include  the  Burdell  Mountain  fault,  whose  mapped 
location  is  shown  slightly  to  the  northeast  of  the  study  areas,  and  the  Tolay 
and  Rogers  Creek  Faults  about  6  and  7.5  miles  to  the  northeast,  respectively. 
The  only  known  active  faults  near  the  study  areas  are  those  within  the  Burdell 
Mountain  Fault  Zone,  a  geologically  young  fault  zone  occuring  northeast  of  the 
Hanna  Ranch  Site.  This  zone  constitutes  the  faulted  contact  between  rela¬ 
tively  young  volcanic  rocks  of  Tertiary  age  and  the  relatively  old  rocks  of 
the  Franciscan  and  the  Novato  Conglomerate  formations,  both  of  Mesozoic  age. 
The  only  seismic  indication  of  possible  fault  activity  along  the  Burdell 
Mountain  Fault  Zone  during  recent  time  is  the  alignment  of  a  few  minor  (less 
than  magnitude  3)  earthquake  epicenters  during  the  last  40  years  (Rice, 

1974).  However,  this  fault  also  has  considerable  geologic  field  evidence  of 
younger  sediment  displacements,  suggesting  that  it  is  an  active  fault.  The 
traces  of  the  individual  faults  within  this  zone  can  be  readily  located  in 
some  of  the  upland  areas  north  of  Novato,  although  extensions  of  these  faults 
through  the  bay  plains  and  marshland  can  only  be  proiected  from  the  upland 
areas  (Rice,  1973).  Two  other  faults  have  been  mapped  near  the  study  areas. 
The  inferred  locations  show  the  Novato  Valley  and  Indian  Valiev  faults  as 
being  near  or  under  the  northeast  side  of  the  Hanna  Ranch  site  and  slightly 
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southwest  of  the  Highway  101  Ignacio  Interchange,  respectively.  However,  the 
location  of  these  faults  is  not  conclusively  known  as  both  are  covered  with 
alluvium.  Neither  fault  is  considered  to  have  been  active  during  Quaternary 
time. 

2.010  Other  effects  resulting  from  fault  activity  at  both  study  areas  include 
liquefaction  and  tsunamis.  Liquefaction  potential  is  generally  highest  in 
partially  saturated  or  saturated  cohesionless,  fine-grained  soils.  Explora¬ 
tory  borings  at  the  Hanna  Ranch  site  indicate  the  presence  of  saturated  sand 
lenses  underlying  portions  of  the  project  site  (Cooper  and  Clarke,  1974). 

Such  sand  lenses  may  also  occur  at  Hamilton  Air  Force  Base  (Rice,  l**?1)). 

Soils  boring  data  on  adjacent  sites  confirms  the  great  variability  of  the 
subsurface  material  in  the  region  (Dames  and  Moore,  1061,  and  Cooper-Clarke, 
1972). 

2.011  Tsunamis  are  sea  waves  generated  principally  by  seismic  disturbances. 
Historically,  the  tsunamis  that  have  reached  the  California  coast  have  origi¬ 
nated  in  areas  around  the  Pacific  such  as  Chile,  Japan,  and  Alaska  and  were 
caused  by  earthquakes  in  or  near  the  ocean.  California  earthquakes  have  not 
generated  any  recorded  tsunamis.  The  most  recent  tsunamis  to  strike  the 
northern  California  coast  occurred  in  I960  and  1964  when  tsunamis  were 
generated  by  earthquakes  with  epicenters  in  Chile  and  Alaska,  respectively. 

2.012  A  recent  study  (Department  of  the  Army,  1975)  indicates  that  a  100-year 
tsunami  would  have  a  runup  in  San  Pablo  Bay,  adjacent  to  the  two  study  areas, 
of  1.7  feet  (mean  sea  level  datum).  A  500-year  tsunami  would  have  an  esti¬ 
mated  runup  of  5.1  feet. 

2.013  Mineral  Resources.  No  significant  mineral  resources  are  located  within 
the  limits  of  the  study  areas. 

2.014  Alternatives  #1-4.  The  major  portion  of  Study  Areas  1-4  is  relatively 
flat-lying.  The  surface  slopes  gently  southward  from  a  maximum  elevation  of 
15  feet  mean  sea  level  (msl)  to  5  feet  msl  except  for  the  area  south  of 
Lvnwood  Slough  where  the  lowest  elevation  is  1-2  feet  below  msl.  Test  borings 
indicate  that  the  soft  bay  muds  in  the  vicinity  of  the  Hanna  Ranch  site  are 
comprised  of  a  thin,  moderately  firm  upper  crust  (dessication),  underlain  by 
up  to  50  feet  of  relatively  soft,  unconsolidated,  saturated  silty  clays  and 
sands  containing  lenses  of  organic  material.  Borings  in  the  northern  part  of 
the  site  revealed  17-34  feet  thicknesses  of  soft  bay  mud  underlain  by  16-28 
feet  in  thickness  of  older  alluvium.  Bedrock  was  encountered  at  51  and 
61-foot  depths  (Goldman  1969,  Cooper  Clarke,  1976).  These  sediments  increase 
in  thickness  to  the  northeast  toward  Ban  Pablo  Bay.  Artificial  fills  have 
been  placed  over  portions  of  the  site  and  vary  in  thickness  from  1-2  feet  in 
the  area  100-200  feet  south  of  Lynwood  Slough  up  to  8-10  feet  in  the  extreme 
northern  portion. 

2.015  Alternative  #5.  Two  geomorphic  zones  exist  at  Hamilton  Air  Force  Base 
(HAFB).  Low  hills  located  along  the  westerly  edge  of  the  area  mark  the 
boundary  between  the  bay  plain  and  the  Franciscan  upland  to  the  west.  The 
proposed  shopping  center  site  is  located  on  a  relatively  flat-lying  portion  of 
the  bay  plain  near  the  separation  of  the  bay  plain  -  upland  areas  at  about 
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elevation  20  feet  (msl).  The  site  is  underlain  hy  alluvial  deposits  (of  un¬ 
known  thickness)  comprised  of  variable  accumulations  of  unconsolidated  clay, 
silt,  sand  and  gravel.  The  alluvium  is  underlain  by  soft  hav  muds  (also  of 
indeterminant  thickness)  consisting  of  unconsolidated,  saturated  siltv  clavs 
and  lenses  of  sand  and  peat.  Older  alluvium  may  underlie  bav  mud  in  some 
areas.  Bay  muds  at  the  HAFB  have  been  estimated  to  be  60  feet  thick 
(Treasher,  1963)  and  100  feet  thick  (Rice,  1975).  Investigations  will  be 
required  to  delineate  the  areal  distribution  and  classification  of  the  sedi¬ 
ments  underlying  the  site  before  any  building  permits  can  be  issued. 

2.016  Tmpac  ts . 

2.017  Seismicity.  Seismic  activity  is  continuing  so  it  can  be  expected  that 
the  study  areas  will  he  periodically  subjected  to  varying  intensities  of 
shaking  as  a  result  of  earthquakes  originating  along  the  active  fault  systems 
within  the  Bay  Area.  Strong  motion  can  be  expected  at  the  study  areas,  from 
large  magnitude  earthquakes.  Ground  motion  during  earthquakes  may  cause  em¬ 
bankment  or  slope  spreading  and,  in  some  cases,  overall  slope  failures.  Based 
on  the  effects  of  ground  motions  induced  by  past  earthquakes  on  mate-  rials 
similar  to  those  underlying  the  study  areas,  localized  ground  failure  in  the 
form  of  lurching,  cracking  or  subsidence  near  channels  or  sloughs  may  occur. 

In  general,  ground  shaking  during  earthquakes  tends  to  be  more  severe  in 
typical  filled  marshland  areas  than  in  firmer  soil  areas.  There  are  no  known 
active  earthquake  faults  directly  beneath  the  study  areas  that  would  present 
the  risk  of  surface  rupture. 

2.018  Liquefaction.  The  presence  of  saturated  sand  lenses  at  the  Hanna  Ranch 
site  (Study  Areas  #1-4)  presents  the  potential  for  liquefaction  in  parts  of 
toe  site.  The  presence  and  areal  distribution  of  soil  horizons  with  the 
potential  for  liquefaction  or  the  absence  of  such  layers  is  not  well  defined 
for  the  project  sites.  However,  soils  boring  data  on  adjacent  sites  indicates 
a  great  variability  of  subsurface  material  (Dames  and  Moore,  1961  and  Cooper- 
Clarke,  1972).  Detailed  investigations  will  be  required  prior  to  final  design 
of  structures  in  order  to  delineate  areas  with  liquefaction  potential.  Abun¬ 
dant  evidence  from  many  great  earthquakes  throughout  the  world  has  shown  that 
damage  to  buildings  and  utilities  tends  to  be  considerably  greater  when  they 
are  located  in  deep,  loose,  compressible  deposits  such  as  soft  Bay  Mud,  than 
when  they  are  on  hard  bedrock  sites  (Rice,  1973). 

2.019  Tsunami  Potential.  The  Hanna  Ranch  site  is  protected  by  levees  with  a 
low  point  of  approximately  6.5  feet  in  elevation  (msl).  The  Hamilton  Air 
Force  Base  site  (Study  Area  #5)  is  about  elevation  20  feet  (msl).  The  esti¬ 
mated  runup  of  a  100-year  tsunami  is  3.7  feet,  and  the  estimated  runup  of  a 
500-year  tsunami  is  5.1  feet  (Department  of  the  Army,  1975).  Therefore,  there 
should  not  be  any  adverse  impacts  from  tsunami  runup. 

2.020  Settlement .  The  bay  sediments  underlying  the  project  sites  consist  of 
so ft ,  highly  compressible,  unconsolidated,  saturated,  silty  clays  and  sands 
containing  organic  material.  Sustained  loading  by  artificial  fill  material 
and  man-made  structures  will  cause  substantial  long-term  settlement  of  these 
features.  Differential  settlement  may  result  from  the  variable  thickness  of 
the  Bay  Mud  as  well  as  variations  of  the  soil  conditions,  original  and  present 
topography,  construction  procedures  and  method  of  loading. 
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2.021  Surcharging  will  reduce  the  amount  of  settlement  expected  after  project 
completion.  The  weight  of  the  two-story  mall,  and  parking  structures  proposed 
under  Alternative  #3  would  require  additional  surcharging  over  that  which 
would  be  needed  by  Alternatives  2R,  4,  and  5.  Pile  foundations  would  also  be 
required  for  Alternative  #3  to  support  the  concentrated  loads  of  the  parking 
structures  and  mall  bridge  over  Rowland  Boulevard.  Differential  settlement  on 
the  order  of  3  to  4  feet  in  50  years  would  be  anticipated. 
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2.022  HYDROLOGY  i7 
2.023  Present  Conditions. 

2.024  Alternatives  #1-4.  The  existing  hydrologic  setting  of  the  proiect  site 
is  substantially  different  from  the  natural  hydrologic  conditions  that  existed 
before  the  Novato  area  was  settled  and  developed.  The  area  has  been  trans¬ 
formed  from  natural  marshland  where  floodwaters  from  the  surrounding  watershed 
had  little  hydrologic  effect  to  dry  land  where  local  runoff  and,  in  partic¬ 
ular,  floodwaters  from  Novato  Creek  are  a  maior  constraint  on  development. 

2.025  The  local  watershed  of  Lynwood  Slough  has  been  extensively  urbanized  in 
the  last  few  years.  Scottsdale  Pond  has  been  constructed  in  the  low  lying 
area  immediately  to  the  west  of  the  freeway  (U.S.  101)  and  acts  as  a  retention 
basin  for  flood  waters  from  the  immediate  watershed. 

2.C26  The  Hanna  Ranch  itself  is  now  also  used  as  a  flood  storage  basin  for 
floodwaters  from  the  Novato  Creek  watershed.  The  maximum  level  to  which  water 
can  be  ponded  is  approximately  7  feet  msl,  just  slightly  above  the  lowest  weir 
in  the  south  bank  of  Novato  Creek.  During  construction  of  the  D.  S.  101  free¬ 
way,  fill  was  taken  from  an  area  on  the  east  side  of  the  railroad  tracks 
creating  two  ponds  which  act  as  retention  ponds  for  the  new  Lynwood  Slough 
pump  station. 

2.027  The  flooding  potential  on  the  proiect  site  is  determined  by  three 
causes,  high  tides,  local  runoff,  and  Novato  Creek  overflow.  Plate  4,  from  a 
study  by  the  U.S.  Department  of  Housing  and  Urban  Development,  shows  the 
potential  area  of  inundation  from  the  100-year  flood  from  these  three  causes 
acting  independently  or  in  combination.  The  flood  elevation  on  site  is  deter¬ 
mined  to  be  7.0  feet  msl. 

2.028  High  Tides.  If  tides  exceed  6.5  feet,  flooding  would  occur  in  the 
project  area  to  the  south  of  the  new  Lynwood  Slough  channel  to  depths  of  8 
feet  and  up  to  4  feet  deep  on  the  southern  end  of  the  area  that  has  already 
been  filled. 

2.029  At  this  time,  there  has  been  no  technical  evaluation  of  the  strength  of 
the  Novato  Creek  levees.  However,  it  appears  that  because  of  their  age, 
settlement,  and  probable  method  of  construction,  they  have  a  high  potential 
risk  of  failure  during  flood  conditions  and/or  high  tides.  The  exact  age  of 
the  levees  is  not  known  but  estimated  to  be  50  to  75  years  old.  Presently  the 
southerly  levee  top  varies  between  elevation  8  and  10  feet  and  of  a  width  to 
accomodate  a  service  road  on  top.  There  is  no  reported  evidence  of  any  ero¬ 
sion  or  scour  along  the  section  of  the  levee  which  would  effect  the  project 


T7  The  Hydrology  discussion  for  the  alternatives  at  the  Hanna  Ranch  site  is 
adapted  from  a  report  prepared  by  Dr.  Philip  B.  Williams,  P.  E.,  for  Environ¬ 
mental  Impact  Planning  Corporation  (November  1978). 
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area.  The  northerly  levee  is  slightly  lower  than  the  southerly  levee,  which 
would  allow  overtopping  and  flow  easterly  into  the  Deer  Island  Area  (Marin 
County  Flood  Control  property).  If  however,  the  southerly  levee  failed,  the 
ponding  capacity  (2200  acre-feet)  on  the  property  would  be  eliminated  and  the 
100  year  inflow  from  the  Scottsdale  area  (3570  acre-feet)  would  be  hacked  up, 
causing  higher  flood  levels  upstream.  It  is  noted  that  the  project  would 
reduce  the  ponding  capacity  on  the  property  by  13  percent  or  350  acre-feet. 

If  a  levee  failure  occurred,  the  inflow  from  tidal  action  would  greatly  exceed 
the  total  storage  capacity  of  the  property  with  or  without  the  project.  The 
project  fill  would  not  noticeably  effect  the  level  of  increased  flooding  up¬ 
stream  as  the  total  ponding  capacity  would  be  eliminated  by  the  tidal  flooding. 

2.030  Local  Runoff.  Intense  rainstorms  in  the  upper  part  of  the  watershed 
could  cause  large  flood  flows  into  Scottsdale  Pond  (457  cfs  for  a  50-year 
flood,  Novato  Planning  Department,  1474).  This  10-acre  pond  has  an  outlet 
weir  at  elevation  +0  feet  msl  and  would  discharge  floodwaters  into  the  down¬ 
stream  section  of  Lynwood  Slough  without  causing  inundation  of  property  up¬ 
stream.  Local  runoff  would  flow  down  Lynwood  Slough  into  the  existing 
retention  ponds  or  if  the  runoff  was  of  sufficient  magnitude,  into  the  low 
lying  areas  throughout  the  Hanna  Ranch.  It  would  then  be  pumped  into  Novato 
Creek.  Within  the  approximately  340  acres  of  low  lying  land  on  the  Hanna 
Ranch  (including  the  state  owned  portion),  there  is  sufficient  storage  to 
accumulate  all  the  runoff  from  the  100-year  storm  in  the  local  watershed  with 
only  a  few  feet  rise  in  water  surface  elevation.  Should  the  Lynwood  Slough 
pumps  be  inoperable  for  any  reason,  only  the  southern  part  of  the  project  site 
would  be  inundated  by  shallow  flooding. 

2.031  Flooding  from  Novato  Creek.  The  major  flood  problem  on  the  Hanna  Ranch 
is  caused  by  overflow  from  Novato  Creek.  The  Novato  Creek  watershed  at  the  U. 
S.  101  bridge  is  approximately  25  square  miles  and  rises  to  elevations  of  1900 
feet.  Whenever  there  is  a  period  of  precipitation  followed  by  an  intense 
rainstorm,  flood  conditions  can  result. 

2.032  In  its  natural  state,  the  creek  overtops  its  bank  once  every  ten  years 
in  the  lower  reaches  causing  shallow  overbank  flooding.  It  was  not  until 
these  flood  plain  areas  were  developed  and  floodflows  obstructed  by  embank¬ 
ments  and  bridges  that  significant  flood  damages  started  to  occur  in  the  last 
40  years . 

2.033  The  project  site  west  of  the  railroad  provides  approximately  450 
acre-feet  of  storage,  reducing  the  frequency  of  flooding  around  Scottsdale 
Pond,  and  reducing  flood  elevations  in  the  reach  of  Novato  Creek  between  the 
northwestern  Pacific  Railroad  bridge  and  the  Redwood  Boulevard  bridge. 

2.034  Alternative  #5.  Hamilton  Air  Force  Base  is  in  the  Novato  Creek  water¬ 
shed  which  encompasses  the  sub-watersheds  of  Arroyo-San  Jose  Creek  and  Pacheco 
Creek.  Both  Pacheco  and  Arroyo-San  Jose  Creeks  flow  into  a  ponding  area  at 
the  north-westerly  end  of  the  base.  The  ponding  area  is  thought  to  have  a 
capacity  of  about  600  acre-feet  tfien  the  water  level  is  six  feet  above  mean 
aea  level. 
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2.035  Much  of  the  runoff  from  Pacheco  Creek  enters  KAFR  at  the  southwest  end 
of  the  base  and  is  conveyed  through  a  system  of  subsurface  culverts  into  the 
ponding  area.  Recent  development  upstream  has  increased  the  flooding  poten¬ 
tial  from  Pacheco  Creek  to  the  potential  regional  shopping  center  site.  Low 
lying  areas  of  the  study  site  could  be  flooded  by  a  10-vear  storm  from  both 
Pacheco  Creek  and  the  Arroyo-San  Jose  ponding  area.  The  100-year  floodplain 
is  indicated  on  Plate  5. 

2.036  Impacts. 

2.037  Alternative  #1.  If  increased  urbanization  occurs  in  the  Novato  Creek 
watershed  increasing  surface  runoff,  the  flooding  risk  to  the  site  will  in¬ 
crease. 

7.038  Alternative  #2R.  This  alternative  would  impact  the  existing  on-site 
drainage  system,  on-site  flooding  and  flood  hazard  to  surrounding  areas  by 
reducing  ponding  capacity  and  increasing  on-site  surface  runoff. 

7.03*1  Drainage  System.  The  70  acre  area  to  the  west  of  the  freeway  which 
currently  drains  into  old  Lynwood  Slough  would  continue  to  drain  through  two 
culverts  under  the  freeway  and  discharge  into  the  "Ecological  Preserve"  at  tie 
southern  end  of  the  property.  The  "Ecological  Preserve"  would  also  be  con¬ 
nected  to  Cheda  Creek  by  culverts  under  the  southern  access  road  to  the  shop¬ 
ping  center.  Weirs  would  be  placed  at  the  connection  to  allow  retention  of 
approximately  four  feet  of  water  in  the  marsh. 

2.040  Water  from  Scottsdale  Pond  would  drain  into  the  new  Lynwood  Channel. 

The  new  channel  of  Lynwood  Slough  would  follow  the  same  alignment  but  pass 
through  a  large  20'  x  6'  culvert  to  daylight  just  to  the  west  of  the  railroad 
tracks.  Water  would  then  flow  through  the  existing  and  additional  60"  cul¬ 
verts  into  the  enlarged  lake  on  the  other  side.  Placement  of  fill  between  the 
railroad  and  Highway  101  could  cause  increased  flood  depths  upstream  of  the 
highway  if  a  flood  way  for  water  overflowing  Novato  Creek  is  not  provided 
through  the  project.  Therefore,  a  second  large  20*  x  6'  culvert  would  be 
constructed  to  drain  Novato  Creek  floodwaters  from  the  low  lying  area  at  the 
Rowland  Boulevard  interchange  to  the  west  side  of  the  railroad  tracks.  Addi¬ 
tional  60"  culverts  would  be  placed  through  the  railroad  embankment  to  dis¬ 
charge  directly  into  the  lake. 

2.041  Runoff  from  the  site  would  drain  towards  the  east  and  be  collected  in  a 
drainage  channel  on  the  east  side  of  the  railroad  tracks  before  discharging 
into  the  lake. 

2.042  The  lake  itself  would  act  as  a  retention  pond  and  sump  for  the  existing 
pump  station.  It  would  be  excavated  to  approximately  -12  feet  msl  and  water 
levels  would  be  maintained  to  approximately  -5  feet  msl  by  the  pumps.  This 
would  require  readjustment  to  the  operational  controls  of  the  existing  pumps. 
Water  would  be  provided  to  the  lake  from  the  stormwater  runoff  and  seepage  of 
salt  water  through  the  Novato  Creek  levees.  Since  evaporation  from  the  pond 
could  be  in  the  range  of  100-150  acre- feet /year  during  the  summer  and  fall  and 
since  Scottsdale  Pond  intercepts  most  of  the  surface  runoff  upstream,  during 
this  part  of  the  year,  water  levels  in  the  lake  would  probably  decline  and  the 
water  would  become  more  brackish.  In  the  winter  and  spring,  the  lake  would  be 
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full  and  contain  fresh  water  runoff.  Water  levels  during  the  winter  and 
spring  would  be  maintained  at  a  relatively  constant  level  by  the  placement  of 
weirs  at  the  inlet  and  outlet.  The  weirs  would  allow  storm  inflow  and  outflow 
during  higher  runoff  flows  in  the  channel,  and  would  hold  the  lake  at  a  pre¬ 
determined  level  after  the  channel  had  been  drained  by  the  pumps. 

7.043  Flooding  on  Site.  The  development  structures  would  be  constructed  on 
fill  at  an  elevation  of  +8  to  +P  feet  msl  and  would  not  be  subject  to  inunda¬ 
tion  from  the  100-year  tide  or  flood  from  Novato  Creek  except  in  the  circum¬ 
stances  described  below.  Parking  areas  would  be  constructed  at  elevations  of 
+6  to  +7  feet  msl  and  could  be  subject  to  shallow  flooding  by  extremely  high 
tides  should  the  Novato  Creek  levees  fail.  More  significantly,  if  during  a 
large  flood  on  Novato  Creek,  the  two  culverts  crossing  the  site  were  ob¬ 
structed  by  debris,  or  their  flow  capacity  reduced  by  high  water  levels  on  the 
Hanna  Ranch  retention  area,  large  floodflows  could  occur  across  the  site. 

These  flows  would  be  diverted  around  the  north  edge  of  the  buildings  to  flow 
over  the  northern  parking  area  towards  the  east.  The  parking  lot  would  slope 
away  from  the  building  pad  elevations,  which  are  required  to  be  above  the 
100-year  flood  level  plus  freeboard,  and  could  pass  portions  of  the  flood  flow 
in  the  event  that  one  or  both  culverts  become  clogged  with  debris.  It  is 
unlikely  that  any  debris  of  the  size  necessary  to  plug  the  culvert  opening 
would  flow  over  the  highway  since  the  highway  overflow  depth  is  estimated  at  a 
maximum  depth  of  1-2  feet. 

2.044  Should  for  any  reason  the  Lynwood  Slough  pumps  be  inoperative  or  should 
two  very  large  storms  occur  within  a  short  period  before  the  retention  basin 
can  be  pumped  out,  or  if  a  100-year  flood  or  larger  occurs,  the  basin  could 
completely  fill  and  water  levels  could  rise  to  approximately  7  feet  (mail. 

This  would  inundate  the  proposed  parking  areas  to  depth  of  1  or  2  feet. 

2.045  Effects  on  Flooding  In  Adjacent  Areas.  The  project  site  is  located  on 
fill  placed  directly  across  the  path  of  most  of  the  floodwater  overflowing 
from  Novato  Creek.  However,  the  101  freeway  embankment  already  provides  a 
substantial  obstruction  to  the  passage  of  floodwaters  from  the  Scottsdale  Pond 
area.  Water  leaves  the  Scottsdale  Pond  either  through  the  Lynwood  Slough 
culvert  or  through  the  Lvnwood-Slough  culvert  with  overtopping  of  the  freeway. 

2.046  Provided  outflows  over  the  freeway  are  not  impeded,  nor  outflows  from 
the  culvert  obstructed,  there  would  be  little  effect  on  water  levels  in 
Scottsdale  Pond.  With  the  proposed  drainage  system  design  concept,  water 
flowing  over  the  freeway  would  pond  in  the  interchange  area  (elevation  +4  feet 
msl),  would  collect  in  the  two  20'  x  6'  culverts  passing  under  the  site,  and 
would  then  discharge  into  the  retention  area  to  the  east  of  the  railroad 
line.  Normally  this  system  would  not  impede  the  weir  flow  over  the  freeway 
until  water  levels  in  the  state  owned  parcel  had  backed  up  sufficiently  to 
substantially  reduce  the  outflow  capacity  of  the  two  culverts.  When  this 
occurs,  the  10'  x  6'  Scottsdale  Pond  outlet  culvert  capacity  would  also  be 
reduced. 

2.047  Backing  up  of  water  in  the  outlet  occurs  under  existing  conditions. 

With  the  proposed  project,  the  installation  of  additional  culverts  and  the 
raising  of  ground  elevations  on  the  site  could  increase  the  obstruction  of 
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weir  flow.  The  100-year  weir  flow  over  Highway  101  is  estimated  to  be  1,200- 
1,300  feet  long  and  one  foot  deep  according  to  Corps  of  Engineer  studies. 
However,  the  most  significant  impact  on  Scottsdale  Pond  water  levels  would  be 
due  to  the  placement  of  fill  in  what  was  formerly  part  of  the  retention  area 
of  the  Hanna  Ranch . 

2.048  The  proposed  proiect  would  reduce  the  total  retention  storage  between 
the  elevations  of  -1  and  +7  msl  feet  by  approximately  360  acre-feet.  Four 
hundred  and  sixty  acre-feet  would  be  filled  on  the  site,  but  excavation  of  the 
37-acre  lake  to  a  water  surface  elevation  of  -5  feet  msl  would  provide  an 
additional  100  acre-feet. 

2.044  No  flood  routing  analysis  has  been  done  at  this  stage  in  the  design 
process  to  determine  the  water  levels  on  the  Hanna  Ranch  which  would  cause 
increases  in  flood  elevations  in  the  Scottsdale  area.  However,  it  appears 
that  the  reduction  in  storage  capacity  would  cause  a  small  increase  in  fre- 
rutncv  of  flooding  in  this  area  and  at  the  Rowland  Boulevard  interchange  and 
would  also  cause  a  small  increase  in  flood  depths  during  very  large  floods. 

2.C50  Tn  the  proposed  drainage  design  concept,  the  existing  low  point  on  the 
south  bank  levee  just  upstream  of  the  railroad  bridge  would  be  retained  to 
allow  for  relief  of  backwater  ponding  behind  the  Redwood  Boulevard  bridge. 
Reduction  in  the  total  storage  volume  of  the  Hanna  Ranch  by  360  acre-feet 
would  reduce  this  capability  by  a  small  degree. 

2.C51  Reduction  of  storage  volume  on  the  project  site  and  increased  local 
runoff  would  also  reduce  the  effectiveness  of  the  downstream  floodwater 
storage  areas  on  Novato  and  Cheda  Greeks  to  lower  flood  elevations  upstream 
and  increase  flooding  problems  near  State  Highway  37.  The  above  would 
especially  be  so  if  in  the  future  the  capacity  of  the  upstream  channel  is 
enlarged.  Overflow  across  Highway  37  would  have  occurred  about  once  every  70 
years  under  existing  conditions.  Under  conditions  after  completion  of  the 
proposed  project,  storage  would  be  reduced  to  the  point  where  some  water  could 
back  up  across  Highway  101  and  the  frequency  of  flooding  across  Highway  37 
would  increase  to  once  every  30  years . 

2.052  Alternative  #3.  Detailed  plans  for  this  alternative  have  not  been 
made,  so  it  is  assumed  that  the  hydrologic  design  of  the  developed  area  north 
of  Lynwood  Slough  would  be  the  same  as  for  Alternative  #2R.  The  area  south  of 
the  slough,  would  not  be  filled.  This  area  would  continue  to  collect  flood- 
water  from  higjh  tides,  local  runoff  and  Novato  Creek.  This  alternative  would 
not  decrease  the  flood  storage  capacity  of  the  site  to  the  same  extent  as 
Alternative  #3R. 

2.053  Alternative  #4.  Although  detailed  plans  have  not  been  worked  out  for 
this  alternative,  it  is  assumed  that  the  hydrological  impacts  will  be  similar 
to  Alternative  #2R. 

2.054  Alternative  ft5.  Specific  plans  have  not  been  developed  for  this  alter¬ 
native.  It  is  assumed  that  flood  protection  would  be  provided  by  filling  of 
the  low  portions  of  the  site  to  an  elevation  above  the  flood  plain.  Pacheco 
Creek  may  be  channelized  and  the  underground  drainage  system  may  be  enlarged. 
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2.055  Mitigation. 


2.056  Alternative  #2R.  Suggested  mitigation. 

a.  The  culverts  through  the  site  should  be  designed  to  convey  at 
least  the  100-year  flood  overspill  from  Novato  Creek. 

b.  Inlets  to  the  culverts  should  be  designed  with  flared  wing  walls 
and  debris  screens  to  minimize  flow  obstruction. 

c.  The  parking  area  on  the  north  side  of  the  project  site  should  be 
designed  to  convey  100-year  floodflows  without  damage  to  adjacent  structures. 

d.  The  drainage  channel  along  the  east  side  of  the  railroad  should  be 
designed  to  convey  floodwaters  overflowing  the  property  from  upstream  of  the 
railroad  bridge  without  causing  erosion  damage  to  the  railroad  embankment. 

e.  Building  pads  on  site  should  be  elevated  above  the  maximum  water 
surface  level  of  the  retention  pond. 

f.  In  the  design  of  the  drainage  system,  a  flood  routing  analysis 
should  be  done  to  determine  actual  maximum  surface  elevations  on  the  Hanna 
Ranch,  increases  in  water  surface  elevations  in  the  Scottsdale  Pond  area 
during  the  100-year  flood,  and  increases  in  frequency  of  flooding  from  smaller 
floods  due  to  loss  of  retention  volume. 

g.  If  such  an  analysis  shows  it  to  be  necessary,  additional  pumping 
capacity  should  be  installed  at  the  Lynwood  Slough  pump  station  to  control 
water  surface  elevations  to  existing  levels.  To  compensate  for  the  Iosb  of 
360  acre-feet  of  storage,  pumping  capacity  of  approximately  120  acre-feet/day 
(61  cfs)  should  be  installed  to  maintain  the  100-year  flood  ponding  at  exist¬ 
ing  levels  (assuming  a  72-hour  flood  hydrograph  for  the  100-year  flood). 

2.057  An  alternative  approach  to  flood  protection  for  the  site  would  be  to 
increase  channel  capacity  of  Novato  Creek  upstream  of  1J.S.  Highway  101  and 
provide  a  retention  basin  to  prevent  overflow  into  the  project  site.  Such  an 
approach  would  eliminate  the  need  for  large  culverts  through  the  site,  but 
would  still  require  building  pad  elevations  to  a  minimum  of  8  feet  to  provide 
protection  against  extremely  high  tides.  Under  this  alternative,  flood  pro¬ 
tection  would  be  provided  for  the  whole  area  south  of  Novato  Creek.  This 
alternative  is  the  basis  of  the  state  freeway  design.  Also,  this  alternative 
was  studied  by  the  Corps  of  Engineers  and  determine  to  be  economically  un¬ 
justified. 

2.058  Alternative  #3,  #4.  Same  as  Alternative  #2R. 
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2.059  WATER  QUALITY 


2.060  Present  Conditions. 

2.061  Alternatives  #1-4.  Water  quality  on  the  proiect  site  is  variable  and 
is  dependent  on  the  intensity  and  duration  of  rain,  and  the  quantity  and 
nature  of  stormwater  runoff.  Although  the  Old  Lynwood  Slough  now  holds  only 
1 ocal  runoff,  the  water  is  of  sufficient  quality  to  support  freshwater  habitat 
for  wildlife.  The  realigned  Lynwood  Slough  accepts  most  local  drainage  from 
the  site.  It  is  full  during  the  winter,  and  holds  isolated  stagnant  ponded 
water  during  periods  of  dry  weather.  The  water  quality  in  the  slough  is 
generally  poor  and  low  in  di solved  oxygen  (DO)  due  to  limited  mixing.  This 
water  becomes  degraded  by  the  addition  of  salt  from  leaching  of  the  inherentlv 
salty  soils,  by  concentration  from  evaporation,  and  by  a  rise  in  temperature 
(which  reduces  oxygen  levels).  Water  quality  in  the  holding  ponds  is  similar 
to  that  of  Lynwood  Slough,  and  seems  to  be  of  sufficient  quality  to  support  an 
invetebrate  population  and  to  provide  waterfowl  habitat  (Harvev,  1978). 

2.062  During  storms  in  the  winter  and  early  spring,  early  runoff  from  the 
watershed  is  degraded  by  urban  contaminants  washed  from  paved  surfaces.  In 
time,  these  contaminants  become  diluted,  thus  improving  the  quality  of  water 
in  later  runoff,  and  improving  the  quality  of  wildlife  habitat.  Runoff  from 
the  site  also  adversely  effects  water  quality  by  increasing  turbidity. 

2.063  No  information  exists  on  the  water  quality  of  Novato  Creek.  Novato 
Creek  has  not  been  subjected  to  sewage  flows  since  the  installment  of  the 
Novato  Sanitary  District's  outfall  in  San  Pablo  Bay,  but  is  subjected  to  con¬ 
taminants  found  in  stormwater  runoffs.  Novato  Creek  is  subjected  to  tidal 
action  which  helps  to  maintain  good  water  quality  through  mixing  and  dilution. 

7.064  Potential  beneficial  uses  of  Novato  Creek  include  contact  and  non- 
contact  water  recreation,  warm  and  cold  water  habitat,  and  fish  migration  and 
spawning.  Novato  Creek  currently  provides  a  water  supply  and  vegetative 
habitat  for  the  maintenance  of  wildlife. 

2.065  Although  there  are  areas  of  water  stagnation  on  site,  the  Marin  Sonoma 
Mosquito  Abatement  District  does  not  spray  or  experience  any  problems  with 
mosquito  control  on  the  site  (E.I.P.,  1979). 

2.066  Alternative  #5.  The  Pacheco  Creek  watershed  is  the  only  area  of 
Hamilton  Air  Force  Base  drainage  that  is  mixed  with  off-base  drainage.  As  the 
watershed  is  being  developed,  it  is  assumed  that  the  runoff  contains  contami¬ 
nants  from  street  runoff,  animal  wastes,  oil,  fertilizer  and  litter.  There 
are  no  significant  sources  of  contaminants  on  the  project  site. 

2.067  Tmpac  ts 

2.068  Alternative  #1.  No  change. 
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2.069  Alternative  #?R.  Construction  of  the  proposed  proiect  would  effect 
on-site  water  quality.  The  culverting  of  Lynwood  Slough  is  not  expected  to 
change  the  quality  of  stormwater  runoff  that  is  discharged  through  it.  The 
higher  runoff  rates  generated  by  the  increase  in  impervious  surfaces  on  site 
(parking  lots  and  buildings)  would  carry  impurities  originating  from  litter, 
automobiles,  fertilizers,  pesticides,  and  animal  wastes.  Pollutant  concentra¬ 
tions  in  runoff  depends  upon  the  type  of  pollution  that  collect  on  paved  sur¬ 
faces,  frequency  of  street-cleaning,  and  magnitude  and  timing  of  storms. 
Surface  runoff  from  the  site  would  ultimately  be  discharged  to  the  proposed 
lake  created  by  the  excavation  of  fill  for  the  proposed  proiect.  Runoff  would 
drain  through  filtration  basins  filled  with  hadite,  a  form  of  heat  expanded 
clay  pellets.  The  basins  would  trap  and  retain  oil,  grease  and  nutrients  that 
may  be  present  in  winter  rain  runoff. 

2.070  Storm  runoff  collected  in  the  proposed  lake  would  take  limited 
advantage  of  the  natural  cleansing  capacity  of  proposed  wetland  vegetation. 
Pollutant  waste  can  be  decomposed  and  dispersed  provided  that  (1)  the  system 
is  not  also  stressed  by  poisons  (insecticides,  acids,  etc.l  and  that  (2)  the 
rate  of  input  is  controlled  at  lew  to  moderate  levels  and  not  subjected  to 
sudden  "shocks".  It  must  be  recognized  that  impounded  waters  do  not  have 
nearly  the  natural  capacity  for  waste  treatment  as  those  waters  subject  to 
tidal  action. 

2.071  Water  would  be  provided  to  the  "Ecological  Preserve"  at  the  southern 
end  of  the  property  by  runoff  from  the  hills  on  the  west  side  of  the  freeway 
and  by  Cheda  Creek,  a  fresh  water  stream  with  a  watershed  of  150  acres  of 
homes,  grasslands  and  woodlands.  The  connections  to  Cheda  Creek  would  be 
designed  to  provide  the  ability  to  draw  down  water  stored  in  the  wetland  if 
desired  for  mosquito  control.  The  gates  to  the  wetland  would  permit  storage 
of  approximately  4  feet  of  water.  At  the  end  of  the  dry  season,  1-2  feet  of 
water  would  remain  in  the  channels  and  the  islands  would  be  almost  completely 
exposed.  This  plan  would  improve  water  quality  in  the  slough  over  e.xisting 
conditions  by  increasing  the  volume  of  water  in  the  marsh,  increasing  circula¬ 
tion,  and  the  provision  of  filtration  basins.  Some  litter  and  debris  may 
enter  the  marsh  from  the  developed  shopping  center.  This  impact  will  be  mini¬ 
mized  by  the  proposed  vegetation  buffer. 

2.072  Alternative  #3.  The  impacts  of  this  alternative  would  be  similar  to 
the  impacts  of  Alternative  #2R  discussed  above  except  that  the  reduced  size  of 
the  project  would  result  in  a  proportionate  decrease  in  surface  runoff  and  a 
corresponding  decrease  in  contaminants  entering  the  two  existing  ponds  on  the 
east  side  of  the  railroad.  A  lake  with  wetland  vegetation  will  not  be  created 
as  part  of  this  alternative,  so  wetland  vegetation  will  not  be  available  to 
improve  water  quality. 

2.073  Alternative  #4.  Same  as  Alternative  #2R  except  there  may  be  some 
additional  pollutants  entering  the  water  system  due  to  the  presence  of  light 
industry  on  the  site,  and  there  would  be  no  marsh  created  on  site. 

2.074  Alternative  #5.  This  alternative  will  increase  the  amount  of  imper¬ 
vious  surface  on  the  site  thus  increasing  runoff.  Litter,  waste,  oil  and 
fertilizer  in  the  parking  areas  may  be  washed  into  Pacheco  Creek.  The  severity 
of  the  impact  will  depend  upon  storm  frequency  and  magnitude,  and  the  fre¬ 
quency  of  street  cleaning. 
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2.07S  Mitigation. 


2.076  Alternative  #2R.  Proposed  Mitigation.  The  lake  and  quality  of  the 
discharge  to  Novato  Creek  would  need  to  meet  requirements  of  the  Regional 
Water  Quality  Board.  General  requirements  relate  to  conditions  for  circula¬ 
tion  and  the  control  of  excess  algae  growth. 

7.077  The  Department  of  Fish  and  Game  has  already  acquired  a  66  year  lease 
for  the  278-acre  area  owned  by  the  State  Lands  Commission.  If  constructed, 
the  proposed  lake  will  be  managed  in  conjunction  with  the  present  management 
p1 an  of  the  San  Pablo  Bay  State  Wildlife  Area. 


a.  Control  of  littering  and  dogs. 

b.  Provision  of  frequent  street  sweeping  (conducted  prior  to  and 
daring  the  rainy  season). 

c.  Frequent  cleaning  of  catch  basins. 

d.  Regulation  of  construction  schedules. 

e.  Stabilize  exposed  areas  of  lake  through  seeding  or  planting  of 
vegetation  to  minimize  turbidity. 

f.  Control  of  erosion  at  construction  site. 

g.  Reseeding  or  application  of  vegetation  to  disturbed  areas. 

h.  Reduce  volume  of  runoff  by  maintaining  pervious  open  space  areas 

and  construction  of  detention  and  storage  basins.  If  water  were  stored  on  the 
roofs  of  structures  it  could  be  used  for  irrigation  without  the  need  for 
mechanical  pumping.  If  the  roof  runoff  is  not  stored,  it  should  be  discharged 
directlv  to  the  drainage  system,  not  merely  allowed  to  run  onto  the  parking 
lots.  In  addition,  surface  to  subsurface  storage  basins  could  be  constructed 

to  catch  the  first  flush  of  runoff,  which  contains  most  of  the  pollutants. 

This  water  could  either  be  used  to  irrigate  planted  areas  or  discharged  after 
sufficient  time  has  elapsed  to  allow  pollutants  to  settle  out. 

i.  Constuct  detention  and  storage  basins  to  catch  the  first  flush  of 
runoff  which  contains  most  of  the  pollutants.  This  water  could  be  discharged 
after  sufficient  time  has  elapsed  to  allow  pollutants  to  settle  out. 

2.079  Alternative  #3.  Same  as  Alternative  #2R. 

2.080  Alternative  M.  Same  as  Alternative  #2R.  The  presence  of  industry  mav 

require  additional  safeguards  against  accidental  spills  of  toxic  substances 
and/or  limitations  upon  the  kind  of  establishments  which  could  locate  on  the 
si  te . 

2.081  Alternative  #5.  Same  as  mitigation  suggested  for  Alternative  #2R. 
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2.082  VEGETATION  AND  WILDLIFE 


2.083  Present  Conditions. 

2.084  Alternatives  *1-4.  Historically,  most  of  Study  Areas  *1-4  were  part  of 
the  San  Francisco  Bay  estuarine  complex.  The  flatland  that  abutted  upon  the 
low  hills  around  San  Pablo  Bay  was  covered  with  marsh  vegetation  and  inter¬ 
spersed  by  many  meandering  sloughs.  Lynwood  Slough  was  one  of  the  these  many 
sloughs  that  drained  the  extensive  marshlands.  At  one  time  over  300  square 
miles  of  such  habitat  existed  around  the  Bay.  Now  less  than  60  square  miles 
of  tidal  marshland  remain. 

2.085  The  high  productivity  of  the  former  marshland  that  dominated  the  site 
undoubtedly  supported  a  rich  wildlife  assemblage.  Little  remains  of  these 
productive  wetlands  today.  Only  the  remnants  of  Lynwood  Slough  have  enough 
water  to  sustain  life  forms  and  numbers  indicative  of  former  wildlife  uses. 

2.086  All  of  the  study  area  has  been  diked  off  from  tidal  action  and  much  of 
the  northern  portion  has  had  fill  deposited  on  it.  The  diking  has  prevented 
tidal  inundation  so  that  water  accumulates  only  after  winter  rains.  At  the 
higher  elevations  plants  adapted  to  dry  conditions  survive,  while  freshwater 
marsh  vegetation  grows  in  the  old  slough  bottom.  The  deposition  of  fill  has 
had  a  major  impact  by  destroying  the  original  vegetation  and  raising  the  sur¬ 
face  above  current  ground  water  levels. 

2.087  The  U.S.  Fish  and  Wildlife  Service  has  contracted  to  have  a  report 
prepared  to  describe  and  quantify  some  of  the  ecological  values  of  the  wetland 
area.  The  entire  report  is  included  in  this  ES  as  Appendix  E.  The  following 
is  the  summary  from  that  report. 

7.088  "The  4-acre  Lynwood  Slough  is  a  wetland  with  standing  water  during 
winter,  spring  and  summer.  Cattail  and  tule  are  the  dominant  emergent  vegeta¬ 
tion  in  the  freshwater  slough.  At  least  49  species  of  birds,  13  species  of 
mammals,  2  species  of  reptiles,  and  2  species  of  amphibians  were  found  in  the 
slough  or  along  its  borders  between  November  1978  and  May  1974.  Standing 
water  was  the  primary  factor  attracting  six  species  of  aquatic  birls  to  the 
area,  and  aquatic  vegetation  the  factor  attracting  one  other  species.  Ten 
species  of  birds  were  associated  with  trees  bordering  the  slough.  Twenty-nine 
species  of  birds  occurred  on  two  oak  knolls  that  lay  adjacent  to  the  slough. 
The  air  space  over  the  slough  was  utilized  by  four  species  of  aerial  for¬ 
agers.  Aquatic  bird  use  of  the  area  would  probably  have  been  greater  if  there 
had  been  a  significant  amount  of  standing  water  year  round." 

2.084  Vegetation.  The  project  site  was  surveyed  by  Harvev  &  Stanley  Asso¬ 
ciates,  Ecological  Consultants  in  Fall  1978.  The  study  divided  the  project 
site  into  five  areas  referred  to  as  the  Fill  Area,  Lynwood  Slough  Area,  Lake 
Area,  Field  Area  and  Oak  Area.  The  locations  of  these  areas  are  indicated  on 
Plate  6.  A  list  of  the  species  observed  is  included  in  Appendix  C.  The 
results  of  the  survey  are  summarized  below. 


a.  The  Fill  Area  consists  almost  entirely  of  annual  weed  species  of 
non-native  plants.  Common  members  of  this  ruderal  community  are  Australian 
saltbrush,  wild  oats,  horseweed  and  rabbit’s  foot  grass.  In  general,  the 
cover  is  relatively  sparse  although  there  are  apparent  low  areas  where  some 
dense  growth  occurs. 

b.  The  Lynwood  Slough  Area  was  the  least  disturbed  of  the  areas  sur¬ 
veyed.  The  old  slough  course  and  the  new  channel  provide  a  wetland  habitat 
for  various  native  plants.  The  native  species  include  coyote  brush,  cattails, 
saltgrass,  arroyo  willow,  brass  buttons  and  alkali  bulrush.  The  native 
species  are  joined  by  non-natives  such  as  wild  radish,  yellow  star  thistle  and 
perennial  rye  grass.  A  map  of  slough  vegetation  is  included  in  Appendix  E. 

c.  The  Lake  Area  is  also  a  disturbed  area  as  some  of  the  substrate 
has  been  removed  and  the  area  is  diked  off  from  tidal  action.  It  is  very 
sparsely  covered  with  weedy  species  of  plants,  many  of  which  are  the  same  as 
those  on  the  Fill  Area.  In  addition  to  the  ones  listed  above,  there  are  indi¬ 
viduals  of  hayfield  tarweed,  pampas  grass,  telegraph  weed,  bristly  oxtongue 
and  wild  radish. 

d.  The  Field  Area  appears  to  have  been  partially  disturbed  by  fill 
and  hay  cultivation.  The  latter  has  resulted  in  the  introduction  of  many 
weedy  species.  It  is  a  relatively  well-covered  site  by  various  ruderal 
plants,  such  as  those  listed  for  the  previously  mentioned  areas.  In  additior 
ti  the  thistles  and  wild  radish,  etc.,  there  are  specimens  of  Italian  ryegrass 
and  perennial  ryegrass  in  the  Field  Area. 

e.  The  Oak  Area  consists  of  the  remnants  of  the  foothills  that  proj¬ 
ect  into  the  former  marshland.  The  vegetation  cover  is  an  oak  savannah. 
Specifically,  the  oaks  are  live  oak,  blue  oak,  black  oak  and  valley  oak.  The 
ground  cover  consists  primarily  of  introduced  weedy  species.  Common  represen¬ 
tatives  are  slender  wild  oats,  Canada  thistle,  wild  radish  and  milk  thistle. 

2.090  Wildlife.  Each  of  the  Areas  described  above  were  surveyed  for  wildlife 
habitat  by  Harvey  &  Stanley  Associates.  A  procedure  adopted  from  the  U.S. 

Fish  &  Wildlife  Service  Habitat  Evaluation  was  used  to  rank  each  of  the  areas 
for  wildlife  use.  A  listing  of  the  animal  species  observed  is  presented  in 
Appendix  C. 


a.  The  Fill  Area  overall  would  rank  low  for  wildlife  use.  The 
sparseness  of  vegetation  makes  it  a  marginal  habitat  because  of  the  relatively 
little  food  available  and  the  lack  of  cover. 

b.  The  Lynwood  Slough  Area  was  the  richest  area  from  a  vegetation 
standpoint  and  rated  high  in  wildlife  use.  The  presence  of  marsh  vegetation, 
the  proximity  of  diverse  habitats,  and  the  scarcity  of  freshwater  marshes 
around  the  Bay  Area  contribute  to  the  high  value  of  this  area  for  migratory 
and  resident  birds. 

c.  The  Lake  Area  was  low  in  wildlife  use.  The  vegetative  cover  is 
less  dense  here  than  in  the  Fill  Area  making  it  less  valuable  for  wildlife. 
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d.  The  Field  Area  was  evaluated  as  of  moderate  wildife  use.  The 
vegetative  cover  is  more  dense  than  the  area  discussed  above  and  it  is  adja¬ 
cent  to  a  water  source,  Lynwood  Slough,  where  dense  cover  exists. 

e.  The  Oak  Area  is  stratified  which  enhances  wildlife  use.  The  tree 
canopy  and  ground  cover  support  a  variety  of  wildlife  species  including  iavs 
and  finches.  This  area  was  evaluated  high  for  wildlife  use. 

f.  The  Pond  Area,  next  to  the  Lake  Area,  was  also  evaluated  because 
it  would  be  affected  if  the  lake  were  developed.  The  presence  of  year-round 
water  supports  various  duck  species  and  shorebirds.  A  census  of  this  area 
performed  by  Gary  Page  and  Lynne  E.  Stenzel  of  the  Point  Reys  Bird  Observatory 
recoreded  45  species  of  birds  at  the  ponds,  including  twenty- four  species  of 
aquatic  birds.  Most  of  the  species  were  over-wintering  at  the  site  and  were 
using  the  area  for  resting  and  feeding.  Seven  species  of  mammals  used  the 
pond  area  during  the  course  of  the  census. 

2.091  Threatened  and  Endangered  Species.  It  is  highly  probable  that  the 
original  marshland  on  the  site  supported  the  now  endangered  species  of  salt 
marsh  harvest  mouse  and  California  clapper  rail.  As  the  clapper  rail  depends 
upon  tidal  marsh  for  food,  it  is  not  likely  that  any  now  utilize  the  site. 

None  have  been  observed  on  the  site.  It  is  unlikely  that  the  salt  marsh  har¬ 
vest  mouse  is  present  on  the  project  site.  Fifty  trapping  stations  were  set 
up  on  the  site  on  four  nights  to  capture  the  mouse.  None  were  trapped.  The 
U.  S.  Fish  and  Wildlife  Service  has  been  consulted  on  this  issue,  and  they 
have  reported  that  there  are  no  listed  threatened  or  endanger  species  at  the 
project  site.  However,  they  reported  five  plant  species  proposed  for  addition 
to  the  threatened  and  endangered  species  list  that  may  be  in  the  project 
vicinity.  The  comprehensive  Study  of  the  project  site  by  Harvey  and  Stanley 
Associates  did  not  find  any  of  the  five  proposed  species  on  the  project  site. 
Because  of  the  disturbed  nature  of  the  area  their  presencee  is  highly  un¬ 
likely.  No  impact  is  anticipated  to  any  listed  or  proposed  threatened  or 
endangered  species.  This  document  will  serve  as  the  Biological  Assessment 
required  by  Section  7  of  the  Endangered  Species  Act  of  1973,  as  amerded. 

2.092  Alternative  #5. 

2.093  Vegetation.  The  Hamilton  Air  Force  base  has  been  intensively  used  for 
the  last  century.  This  activity  has  resulted  in  a  relative  scarcity  of  natu¬ 
ral  plant  and  animal  habitat.  Most  of  Study  Area  5  is  annual  grassland.  A 
10-acre  portion  of  the  site  along  Pacheco  Creek  supports  riparian  vegetation 
consisting  of  willows,  acacia,  blackberries,  and  associated  plants.  This 
riparian  area  has  been  reduced  by  the  channelization  of  the  creek.  The  south¬ 
western  portion  of  the  site  contains  buildings  and  paved  surfaces  with  little 
vegetation. 

2.094  Wildlife.  The  developed  area  has  the  least  value  to  wildlife.  The 
grassland  is  of  moderate  value  to  rodents,  small  mammals,  raptors  and  terres¬ 
trial  birds.  The  most  valuable  area  for  wildlife  and  the  most  sensitive  to 
disruption  is  along  Pacheco  Creek.  Detailed  wildlife  studies  have  not  been 
prepared  for  this  site. 
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2. OPS  Threatened  and  Endangered  Species.  No  rare  and  endangered  species  have 
heen  recorded  in  the  Study  Area,  and  the  probability  for  their  occurrence  is 
low,  due  to  long-term  human  use  of  most  of  the  Study  Area. 

2.096  Impacts. 

2.097  Alternative  #1.  No  change. 

2.098  Alternative  ff2R.  Due  to  the  relatively  sparse  vegetation  cover  and 
lack  of  water,  the  development  of  the  filled  portion  of  the  site  ( north  of  the 
new  Lynwood  Slough)  would  pose  the  least  significant  impacts  to  fish  and  wild¬ 
life.  Development  of  the  area  south  of  Lynwood  Slough  will  have  a  greater 
impact,  as  a  portion  of  the  old  Slough  would  be  destroyed.  Project  land¬ 
scaping  may  provide  some  limited  habitat  for  terrestrial  animals. 

2.099  Mitigation  Proposed.  Under  the  revised  proposal  submitted  by  the 
project  applicant,  39.4  acres  of  the  project  site  south  of  Lynwood  Channel  is 
to  be  filled  for  the  proposed  shopping  center,  including  4.07  acres  of  exist¬ 
ing  slough.  The  southern  4.9  acres  of  the  slough  would  be  preserved  and  6.8 
adjacent  acres  would  be  excavated  to  create  new  marsh.  The  existing  levee 
bordering  the  slough  would  be  breeched  in  four  locations,  lowered  and  broad¬ 
ened  to  create  low  lying  islands  surrounded  by  water  channels. 

2.100  Water  for  the  marsh  area  would  be  supplied  by  runoff  from  the  hills  to 
tne  west  of  Highway  101  through  two  culverts  under  the  highway  and  by  the 
re-establishment  of  a  connection  to  Cheda  Creek  at  the  southern  end  of  the 
,._operty.  Weirs  would  be  placed  at  the  two  culverts  to  Cheda  Creek  so  that  4 
feet  of  water  could  be  retained  in  the  marsh.  Additional  pipes  would  also  be 
installed  at  a  lower  elevation  which  could  be  opened  to  drain  the  marsh  if 
desired  for  mosquito  control.  It  is  estimated  that  if  the  water  level  in  the 
marsh  is  four  feet  deep  at  the  beginning  of  the  dry  season  the  level  would 
drop  to  1-2  feet  in  the  channels  at  the  end  of  the  summer  due  to  evapotrans- 
piration. 

2.101  Local  drainage  from  the  shopping  center  parking  lots  and  from  Highway 
101  would  drain  through  filtration  basins  filled  with  hadite,  a  form  of  heat- 
expanded  clay  pellets  to  retain  oil,  grease  and  nutrients  that  may  be  present 
in  winter  rain  runoff.  No  planting  of  vegetation  aside  from  willows  and/or 
cottonwoods  on  some  of  the  islands  and  screening  around  the  perimeter  is  pro¬ 
posed.  It  is  expected  that  the  newly  created  marsh  would  be  revegetated 
naturally  by  seed  and  spores  which  are  transported  by  winds,  water  and  birds. 

2.102  A  lake  would  be  created  at  the  borrow  site  on  the  State-owned  property 
to  the  east  of  the  railroad  tracks.  The  lake  would  be  fed  by  runoff  from 
Scottsdale  pond  through  a  culvert  underlying  the  project  (replacing  Lynwood 
Slough)  and  from  runoff  from  the  west  side  of  the  railroad  tracks.  The  lake 
would  be  excavated  according  to  specifications  of  the  California  Department  of 
Fish  and  Game  with  mutually  acceptable  modifications  required  by  other  agen¬ 
cies  such  as  the  Marin/Sonoma  Mosquito  Abatement  District. 
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2.103  The  lake  plan  a a  currently  proposed  would  provide  floodwater  storage 
and  wildlife  habitat.  It  is  intended  to  include  a  37-acre  irregularly  shaped 
lake  with  a  2-acre  island,  8000  feet  of  shoreline  and  a  depth  of  7  feet  (-12 
ft.  to  -5  ft.  mean  sea  level  1.  Water  will  be  fed  into  the  lake  through  a 
channel  with  water  control  devices  (weirs)  near  the  railroad  culverts  and  near 
the  flood  control  pumps.  The  controls  would  allow  storm  inflow  and  outflow 
during  higher  runoff  flows  in  the  channel,  and  would  hold  the  lake  surface  at 
-5  feet  (MSL)  after  the  channel  had  been  drained  by  the  pumps  into  Novato 
Creek.  Tn  this  manner,  the  fresh  water  lake  could  start  the  summer  season 
with  7  feet  of  water  before  it  was  lowered  through  evaporation. 

2.104  The  developer  has  also  agreed  to  install  water  control  structures  in 
the  southern  portion  of  the  State-owned  property  as  requested  by  the  Depart¬ 
ment  of  Fish  and  Game.  The  applicant  is  currently  conducting  a  hydraulic 
study  to  determine  the  feasibility  of  returning  this  area  to  tidal  action  and 
creating  tidal  marsh  habitat.  This  plan  would  include  excavation  of  a  feeder 
ditch  and  inlet  and  outlet  control  structures  to  Novato  Creek  and  a  berm 
separating  the  tidal  portion  of  the  site  from  the  freshwater  lake  system.  A 
ditch  and  fencing  would  be  provided  to  prevent  access  to  the  State-owned  par¬ 
cel.  Under  this  proposal  the  Department  of  Fish  and  Game  would  be  responsible 
for  creating  channels  and  ponds  in  the  area  to  be  used  for  tidal  marsh.  A 
rationale  and  map  of  this  plan  is  included  as  document  8-6,  Appendix  B. 

2.105  This  alternative  would  also  increase  the  amount  of  water  in  the  wet¬ 
land,  improve  water  quality  and  allow  water  to  remain  in  the  marsh  for  a 
greater  portion  of  the  vear  than  under  existing  conditions.  All  of  the  above 
would  improve  the  wildlife  value  of  the  marsh.  However,  it  is  recognized  that 
the  "Ecological  Preserve"  created  by  this  plan  although  screened  by  vegetation 
would  be  adjacent  to  a  developed  site  and  so  would  not  be  used  extensively  by 
wildlife  easily  frightened  by  human  activity.  The  preserve  may  also  not  sup¬ 
port  as  great  a  species  diversity  as  presently  supported  by  the  slough,  oak 
knoll  and  oat  field  on  the  site  since  most  of  the  upland  habitat  will  be 
destroyed  by  the  proposed  fill  or  converted  to  wetland.  However,  the  improved 
quality  of  the  wetland  would  attract  more  waterfowl  and  shorebirds  to  the 
site.  The  "Ecological  Preserve"  would  be  dedicated  to  the  city  of  Novato  to 
be  preserved  from  future  developement . 

2.106  At  the  request  of  the  developer,  the  US  Fish  and  Wildlife  Service  con¬ 
ducted  a  Habitat  Evaluation  of  the  project  site  under  existing  conditions  and 
with  the  project  and  mitigation.  A  copy  of  the  Habitat  Evaluation  is  included 
in  Appendix  B.  That  study  found  that  the  existing  habitat  value  of  the  entire 
project  site  west  of  the  railroad  is  1779  habitat  units  while  the  post  project 
value  of  the  site  would  be  994  habitat  units;  a  loss  of  785  habitat  units. 
However  if  one  were  to  consider  only  the  wetland/slough  segments  of  the  proj¬ 
ect,  the  existing  value  is  562  habitat  units  and  after  project  completion  it 
would  provide  994  habitat  units,  a  gain  of  432  habitat  units. 

2.107  The  improvements  made  east  of  the  railroad  on  the  State-owned  parcel 
were  not  considered  in  the  Habitat  Evaluation  study.  Due  to  the  increased 
size  of  the  lake,  the  planting  of  upland  vegetation,  the  natural  establishment 
of  wetland  vegetation  around  its  bordrers ,  the  provision  of  an  island  and  the 
retention  of  water  year-round,  it  would  attract  wildlife,  especially  waterfowl. 
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2.108  Agency  Coordination.  Among  the  agencies  coordinating  with  the  Corps  on 
permit  actions,  those  with  particular  expertise  and  responsibility  for  fish 
and  wildlife  are  the  Environmental  Protection  Agency  (EPA),  U.  S.  Fish  and 
Wildlife  Service  (FWSl,  National  Oceanic  and  Atmospheric  Administration 
(NOAA),  and  the  California  Department  of  Pish  and  Game  fDFG).  The  Department 
of  Fish  and  Game  would  not  object  to  the  permit  action  because  it  is  the 
opinion  of  the  State  Resources  Agency  that  the  title  agreement  described  in 
paragraph  2.003  satisfies  the  State's  interest  in  the  property  (Document  B-4, 
Appendix  B).  The  Fish  and  Wildlife  Service  has  indicated  that  they  will  ob¬ 
ject  to  the  issuance  of  the  permit  because  a  regional  shopping  center  is  not 
dependent  upon  location  in  a  wetland,  and  Service  policy  and  guidelines  man¬ 
date  opposition  to  nonwater-dependent  fills  in  productive  wetlands.  For  this 
reason  the  U.S.  Fish  and  Wildlife  Service  will  not  consider  any  work  on  the 
State-owned  land  east  of  the  railroad  line  as  adequate  mitigation  for  the 
proposed  project  (Document  B-5  Appendix  B).  EPA  has  determined  that  implemen¬ 
tation  of  Alternative  #2R  will  provide  an  overall  gain  in  environmental 
values,  and  that  other  site  and  construction  alternatives  are  not  available, 
therefore  EPA  does  not  object  to  permitting  the  proposed  project.  EPA  re- 
cuests  that  a  biological  assessment  be  carried  out  by  the  applicant  one  year 
after  project  completion  to  determine  if  a  reasonable  level  of  biological 
productivity  has  been  achieved  in  the  "Ecological  Preserve".  If  not,  then  the 
appplicant  would  be  responsible  for  implementing  measures  to  achieve  that  goal 
deemed  necessary  by  the  coordinating  agencies.  (Document  F-2,  Appendix  Fl. 

NO A A  has  determined  that  they  will  accept  mitigation  on  the  State-owned  parcel 
for  the  proposed  filling  of  the  slough.  They  recommend  that  channels  be 
created  on  the  State-owned  parcel  to  allow  the  maximum  extent  of  tidal  inunda¬ 
tion  in  addition  to  the  work  proposed  as  mitigation  under  Alternative  #2R. 

The  additional  cost  would  be  assumed  by  the  project  developer.  (Document  F-5, 
Appendix  F. ) 

2.109  Alternative  #3.  This  alternative  would  destroy  the  sparse  vegetation 
of  the  area  north  of  Lynwood  Slough  which  has  already  been  disturbed.  The 
loss  of  this  habitat  is  not  considered  critical.  The  area  south  of  Lynwood 
Slougih,  which  is  considered  more  important  for  wildlife,  would  remain  in  its 
present  condition.  Human  intrusion  into  the  area  may  increase.  The  ponds 
east  of  the  railroad  would  not  be  impacted  directly,  however,  the  vegetation 
and  wildlife  may  be  impacted  by  any  degradation  of  water  quality  produced  by 
the  proposed  shopping  center. 

2.110  Alternative  #4.  Same  as  Alternative  #2R. 

2.111  Alternative  #5.  The  proposed  project  will  destroy  the  existing  vegeta¬ 
tion  and  wildlife  habitat.  Project  landscaping  may  provide  limited  habitat 
after  project  completion.  No  impact  to  any  Threatened  or  Endangered  Species 
is  anticipated. 

2.112  Mitigation  Suggested.  Retention  of  the  existing  riparian  habitat  along 
Pacheco  Creek. 
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2.113  TRAFFIC/CIRCULATION 


2.114  Pres ent  C ondi t i ons . 


2.115  Alternatives  #1-4.  Access  to  Study  Areas  1-4  is  provided  hv  U.S.  Route 
101,  State  Route  37  and  several  local  streets.  Plate  4  shows  existing  evening 
peak  hour  and  average  daily  directional  traffic  volumes  for  a  typical  Friday 
at  all  important  points  in  the  roadway  network  serving  the  study  areas. 

2.116  U.S.  101,  which  is  adjacent  to  the  western  boundary  of  the  proposed 
site,  is  the  major  route  connecting  the  shopping  center  with  the  populated 
areas  of  Marin  County  and  San  Francisco  to  the  south;  and  the  cities  of 
Petaluma  and  Santa  Rosa  in  Sonoma  County  to  the  north.  U.S.  101  is  built  to 
freeway  standards  and  has  three  lanes  in  each  direction  in  the  general  vicin¬ 
ity  of  the  study  areas  (the  freeway  becomes  four  lanes  in  each  direction  at  a 
point  south  of  the  City  of  San  Rafael  and  two  lanes  in  each  direction  north  of 
Novato).  Current  commute  patterns  result  in  congestion  on  southbound  U.S.  101 
from  southern  Novato  to  San  Rafael  (including  the  portion  of  the  highway  near 
the  study  areas)  during  the  morning  peak  travel  period.  Traffic  volumes  on 
U.S.  101  decline  after  the  morning,  and  there  are  usually  no  significant 
traffic  congestion  problems  in  the  proposed  project  vicinity  during  the  even¬ 
ing  peak  period. 

2.117  Situated  to  the  south  of  the  project  site  is  State  Route  37.  State 
Route  37  is  a  four  lane  expressway  (two-lanes  in  each  direction)  which  con¬ 
nects  the  site  with  the  cities  of  Napa  and  Vallejo,  and  other  portions  of 
Napa,  Sonoma,  and  Solano  Counties.  The  western  terminus  of  State  Route  37  is 
U.S.  101.  Traffic  volumes  along  State  Route  37  are  relatively  light,  and  no 
peak  period  traffic  congestion  occurs  in  the  vicinity  of  the  study  areas. 

2.118  Access  from  the  regional  highway  network  to  the  site  is  provided  by 
either  the  Rowland  Boulevard  interchange  on  U.S.  101  or  the  Marsh  Road-Hanna 
Ranch  Road  interchange  on  State  Route  37.  The  Rowland  Boulevard  interchange 
is  situated  at  the  northwestern  corner  of  the  site  and  is  currently  con¬ 
structed  in  a  "diamond"  configuration.  This  existing  ramp  configuration 
operates  well  under  the  existing  traffic  conditions.  To  the  south  of  the 
site,  State  Route  37  has  an  interchange  with  Marsh  Road  and  Hanna  Ranch  Road. 
These  two  roads  provide  access  to  the  existing  properties  situated  directly 
south  of  study  areas.  Limited  traffic  travels  along  these  two  access  roads. 

A  single  track  of  the  Northwestern  Pacific  Railroad  crosses  Hanna  Ranch  Road 
at  grade  west  of  Marsh  Road. 

2. 11R  Table  1  indicates  the  present  levels  of  service  on  U.S.  101  and  State 
Route  37  at  peak  hour  traffic  on  a  Friday  afternoon  in  the  vicinity  of  Study 
Areas  1-4. 
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TABLE  1 


FRIDAY  PM  PEAK  HOUR  LEVEL  OF  FREEWAY  SERVICE,  1977 


Road  Segment 

Direction 

Level  of  Service* 

U.S.  101: 

South  of  State  Route  37 

Northbound 

D 

Southbound 

B 

Between  SR  37  & 

Northbound 

C-D 

Rowland  Boulevard 

Southbound 

A-B 

Between  Rowland  Boulevard  & 

Northbound 

C 

DeLong  Avenue 

Southbound 

A 

State  Route  37: 

East  of  U.S.  101 

Westbound 

A 

Eastbound 

A 

♦Level  of  freeway  service  interpretation  (baaed  on  the  National  Academy 
of  Sciences,  Highway  Capacity  Manual): 


A:  Excellent  operation;  unrestricted  flow, 

speeds  greater  than  60  mph. 

B:  Very  good  operation;  speeds  greater  than  55  mph. 

C:  Good  operation;  speeds  greater  than  50  mph. 

D:  Fair  operation;  speeds  greater  than  40  mph. 

E:  Poor  operation;  unstable  flow,  speeds  about  30  mph. 

Source:  EIP,  1479. 


7.120  The  principal  streets  providing  access  to  the  site  from  the  City  of 
Novato  and  adjacent  areas  are:  South  Novato  Boulevard;  Redwood  Boulevard;  and 
Rowland  Boulevard.  South  Novato  Boulevard  is  a  major  north-south  arterial 
through  the  City  of  Novato.  Tentative  plans  have  been  proposed  to  widen  South 
Novato  Boulevard  between  Rowland  Boulevard  and  Diablo  Avenue,  however,  the 
program  for  this  improvement  has  not  been  formalized. 

2.121  The  Redwood  Boulevard  is  also  a  north-south  roadway.  Redwood  Boulevard 
does  not  currently  connect  Rowland  Boulevard  with  South  Novato  Boulevard  to 
the  south.  As  part  of  a  residential  development,  plans  have  been  proposed  to 
extend  Redwood  Boulevard  and  make  it  a  continuous  route  between  these  two 
road 8 . 
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5.122  Rowland  Boulevard  functions  as  an  east-west  collector  route  between 
South  Novato  and  Redwood  Bouleyards,  and  U.S.  101.  Between  South  Novato  and 
Redwood  Boulevards,  Rowland  Boulevard  has  two  traffic  lanes  in  each  direction 
plus  left-turn  pockets  in  a  median.  This  basic  land  configuration  extends 
across  the  freeway.  Rowland  Boulevard  does  not  currently  extend  east  beyond 
the  northbound  freeway  ramps.  Traffic  volumes  along  Rowland  Boulevard  are 
moderate . 

2.123  The  following  table  (Table  2)  indicates  the  present  level  of  service  at 
the  principal  intersection  along  these  local  streets  for  peak  hour  traffic  on 
a  Friday  afternoon. 


TABLE  2 


FRIDAY  PM  PEAK  HOUR  LEVEL  OF  SERVICE  FOR  LOCAL  STREETS,  1977 


Inters ecti on 

Type  of  Control 

Level  of  Service  l/ 

South  Novato  Blvd. 
D i abl 0  Ave . 

& 

Signal 

B 

South  Novato  Blvd. 
Rowland  Blvd. 

& 

Signal 

A-B 

South  Novato  Blvd. 
Suns  et  Pkwy . 

& 

4-Wav  Stop 

B 

South  Novato  Blvd. 
Redwood 

& 

1-Way  Stop 

A 

Redwood  Blvd.  & 
Diablo/DeLong  Ave. 

Signal 

A-B 

Redwood  Blvd.  & 
Rowland  Blvd. 

Signal 

A 

On  &  Off-Ramps  at 
Rowland 

Northbound  on-ramp 
has  a  stop,  otherwise 
no  controls  present 

A 

T7  Level  of  service  interpretation  (based  on  the  National  Academy  of 
Sciences,  Highvay  Capacity  Manual): 

A:  Excellent  operations;  no  vehicle  waits  longer  than  one 

red  indication. 

B:  Very  good  operation;  an  occasional  queue  on  an 

intersection  approach  may  develop. 

C;  Good  operation;  occasionally,  vehicles  may  have  to 
wait  through  more  than  a  red  signal  indication. 

D:  Fair  operation;  vehicles  may  be  required  to  wait  through 

more  than  one  red  signal  indication  during  peak  periods. 

E;  Poor  operation;  long  queues  at  controlled  intersections, 
may  be  delayed  for  several  signal  cycles. 
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Source:  EIP,  1 970 


2.124  Transit .  The  Golden  Gate  Bridge  Highway  and  Transportation  District 
and  the  Marin  County  Transit  District  have  the  responsibility  for  the  pro¬ 
vision  of  public  transit  along  South  Novato  Boulevard  and  U.3.  101.  However, 
none  of  the  existing  bus  routes  provides  direct  service  to  the  project  site. 
Route  1  is  the  only  designated  "local"  bus  route  operating  within  Novato. 

Route  1  operates  on  a  30  minute  headway  throughout  most  of  the  day  on  week¬ 
days,  and  60  minute  headways  on  Saturdays.  In  general,  there  is  limited  tran¬ 
sit  service  within  the  City  of  Novato,  and  no  local  service  is  in  the  imme¬ 
diate  vicinity  of  the  study  areas. 

2.125  Bicycle  and  Pedestrian  Movement.  Existing  pedestrian  movements  in  the 
general  area  of  Rowland,  Redwood,  and  South  Novato  Boulevards  are  limited. 

The  only  pedestrian  route  to  the  Hanna  Ranch  site  would  require  walking  across 
the  overpass,  which  involves  crossing  the  freeway  on  and  off-ramps  at  several 
points . 

2.126  Redwood  Boulevard  between  Diablo  and  Rowland  Boulevards,  Rowland 
Boulevard  between  Redwood  Boulevard  and  Cambridge  Street,  and  South  Novato 
Boulevard  between  center  Road  and  Rowland  Boulevard  are  designated  as  bicycle 
routes.  Limited  data  is  available  on  bicycle  movements  along  the  streets  in 
the  vicinity  of  Hanna  Ranch,  however,  this  information  indicates  only  limited 
use  of  the  bike  routes  during  the  weekday  evening  peak  period.  Bicycle 
travel,  however,  is  more  prevalent  during  the  morning  and  mid-afternoon 
periods,  and  during  the  spring  and  summer  months. 

2.127  Alternative  #5.  Access  to  the  HAFB  surplus  properties  is  provided  bv  a 
network  of  highways  and  local  streets.  Highway  101,  which  is  adjacent  to  the 
western  boundary  of  the  site,  is  the  major  route  connecting  HAFB  with  the 
principal  populated  areas  of  Marin  County  and  Ban  Francisco  to  the  south,  and 
Novato  and  Sonoma  Counties  to  the  north.  In  the  vicinity  of  Hamilton,  traffic 
volumes  on  Highway  101  are  congested  southbound  in  the  morning  but  typically 
have  no  significant  traffic  congestion  during  the  evening  peak  period. 

2.128  Access  from  the  regional  highway  network  to  Hamilton  is  provided  by 
either  the  Pacheco  fNave  Drive)  interchange  to  the  south  or  the  Ignacio  inter¬ 
change  at  the  north  end  of  HAFB.  The  Pacheco  interchange  is  currently  con¬ 
structed  in  a  modified  "clover leaf"  configuration,  designed  to  favor  traffic 
exiting  the  freeway  from  the  south.  This  configuration  operates  well  under 
existing  traffic  conditions,  with  a  strong  traffic  bias  to  and  from  the 
south.  The  Ignacio  interchange  is  currently  being  upgraded  to  improve  traffic 
movements  and  capacity.  This  interchange  is  constructed  in  a  modified 
"diamond"  configuration,  with  a  single  cloverleaf  in  the  southwest  sector 
favoring  movements  exiting  from  the  north  and  headed  toward  HAFB. 

2.124  The  principal  streets  providing  access  to  HAFB  are  two  frontage  roads 
paralleling  Highway  101.  Nave  Drive,  a  two-lane  arterial  on  the  east  side  of 
the  freeway,  runs  from  the  Pacheco  interchange  at  the  south  to  the  Ignacio 
interchange  on  the  north.  Nave  Drive  is  the  only  direct  access  road  to  HAFB 
with  two  entrances  to  the  base  and  one  leading  to  the  residential  area  south 
of  the  base. 


2.130  Alameda  del  Prado  is  a  two-lane  frontage  road  along  the  west  side  of 
Highway  1.01,  running  from  just  south  of  the  Da  -heco  interehage  at  the  south  to 
Ignacio  Boulevard  at  the  north.  The  onlv  curret t  connections  from  Alameda  del 
Prado  to  the  surplus  base  property  are  over  crossings  at  the  two  interchanges. 

2.131  The  following  table  fTable  31  shows  the  existing  0978)  service  levels 
at  key  intersections/highway  segments  for  afternoon  peak  hours  in  the  vicinity 
of  Study  Area  5. 


TABLE  3 

SERVICE  LEVELS 


Inters ection/Segment 1 Q78 
Ignacio  Blvd  &  Enfrente  Road  A 

Bel  Marin  Keys  &  Nave  Drive  (existing)  A 

Alameda  Del  Prado  &  U.S.  101  SB-on/off  ramps  A 

Nave  Drive  &  North  Entrance  to  HAFB  A 

U.S.  101  SB  south  of  Nave  Drive  B 

U.S.  101  NB  south  of  Nave  Drive  D 

U.S.  101  SB  north  of  Ignacio  Blvd.  B 

U.S.  101  NB  north  of  Ignacio  Blvd.  D 

Source:  A.D.  Little,  1979. 


2.132  Transit.  The  Golden  Gate  Bridge,  Highway  and  Transportation  District 
and  the  Marin  County  Transit  District  have  the  responsibility  for  the  pro¬ 
vision  of  public  transit  service  in  Marin  County.  Several  bus  lines  pass  by 
or  near  the  Hamilton  site.  Bus  route  50  makes  local  stops  between  Ignacio 
Boulevard  and  Bolling  Road  on  Nave  Drive  seven  days  a  week.  Bus  route  70 
(seven  day  service)  and  commuter  bus  route  52,  (Monday  through  Friday  service 
only)  stop  at  the  Ignacio  and  Alameda  del  Prado  bus  pads  on  Highway  101.  Bus 
route  1  makes  local  stops  along  Ignacio  Boulevard  and  Alameda  del  Prado  on  a 
Monday  through  Saturday  service  basis. 

2.133  Bicycle  and  Pedestrian  Movement.  Ignacio  Boulevard,  from  Sunset  Park¬ 
way  to  Alameda  del  Prado,  and  Alameda  del  Prado  are  designated  as  recreational 
bicycle  routes.  A  regional  bike  path  parallel  to  Highway  101  connects  Novato 
to  San  Rafael,  starting  at  the  Pacheco  interchange  and  extending  southward  to 
Marinwood.  Designated  bicycle  lanes  exist  on  Ignacio  Boulevard,  but  not  on 
Alameda  del  Prado. 
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2.124  Existing  pedestrian  movements  in  the  general  area  of  Nave  Drive  are 
limited.  Sidewalks  are  provided  on  one  side  of  Nave  Drive.  Pedestrians  must 
use  unpaved  shoulders  in  much  of  the  area. 

2.135  Impacts . 

2.136  Alternative  #1.  Traffic  on  hoth  local  citv  streets  and  on  Highways 
will  increase  in  the  future  even  without  the  addition  of  a  shopping  center. 

The  change  in  service  levels  caused  by  this  increase  is  indicated  bv  Table  5, 
(page  441. 

2.137  Alternative  #2R.  Automobile  traffic  impacts  were  identified  by  anal¬ 
yzing  both  the  quality  of  traffic  flow  and  how  it  changes  as  a  result  of 
developing  the  proposed  shopping  center,  and  by  evaluating  the  general  opera¬ 
tional  characteristics  of  the  proposed  center's  site  access  and  circulation 
plan,  the  circulation  plan  is  shown  on  Plate  3. 

2.138  The  following  improvements  are  proposed  for  the  local  street  system. 

The  developer  will  assume  all  costs  for  the  improvements. 

-  The  extension  of  Rowland  Boulevard  south  and  east  of  its  current 
terminus  to  form  the  eastern  boundary  of  the  shopping  center  and  to  connect  to 
Hanna  Ranch  Road. 

-  Construction  of  a  standard  partial  cloverleaf  interchange  with  loop 
on-ramps  in  the  northwest  and  southeast  guadrants  (reference  Plate  31. 

-  Widening  and  resurfacing  of  Hanna  Ranch  Road  and  Marsh  Road,  as 
necessary. 

-  Traffic  signal  installation  on  Rowland  Boulevard  at  several  shopping 
center  driveways  and  at  the  two  freeway  off  ramps. 

-Minor  operational  improvements  such  as  retiming  some  to  the  existing 
signals  and  striping  a  right-turn  lane  within  the  existing  pavement  on  west¬ 
bound  Rowland  Boulevard  at  Redwood  Boulevard. 

2.1 30  The  analysis  of  the  quality  of  traffic  flow  was  conducted  for  the  year 
1482.  Table  4  summarizes  the  traffic  generation  estimates  used  in  analyzing 
the  shopping  center  traffic  impacts. 
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TABLE  4 


SHOPPING  CENTER  TRAFFIC  GENERATION  1/ 


Traffic 

Situation 

Evening 

Peak  Hour 

24  Hour  Total 

Trip  Rate 

2/ 

Total  3/ 

Trip  Rate  2/ 

Total  3/ 

Typical 

Friday:  In 

1.  52 

1,240 

17.5 

14,242 

Out 

1.58 

1,290 

17.5 

14,242 

Total 

3.1 

2,530 

35 

28,484 

]J  Corresponds  to  fully  operational  and  matured  shopping  center.  This 
maximum  level  of  trip  generation  was  used  for  the  impact  analysis. 

2/  Trip  Rate  is  expressed  as  the  number  of  trips  per  1000  square  feet  of 
gross  leasable  floor  area. 

V  Total  trips  are  based  on  813,850  square  feet  of  gross  leasable  floor 
area. 


2.140  The  directional  distribution  of  shopping  center  trips  is  as  follows: 

60%  South  of  Rowland  Blvd. 

21%  North  of  Rowland  Blvd. 

13%  West  of  U.S.  101 
_ 6%  East  of  U.S.  101  on  S.R.  37 

100%  Total 

2.141  The  projected  traffic  volumes  (1982)  for  the  typical  Friday  situation 
in  the  vicinity  of  the  proposed  shopping  center  are  indicated  on  Plate  13. 

The  projected  traffic  volumes  shown  in  Plate  13  demonstrate  what  the  potential 
evening  peak  period  demand  for  travel  would  be  in  the  event  that  capacity  was 
not  constrained.  Also,  the  following  two  improvements  were  incorporated  into 
the  traffic  analysis:  (1)  the  applicant  would  assume  responsibility  for  add¬ 
ing  an  auxiliary  lane  to  northbound  U.S.  101  between  Ignacio  Boulevard  and 
Route  37,  and  (2)  the  widening  of  U.S.  101  between  Ignacio  Boulevard  and  Route 
37  as  recommended  in  the  Hamilton  Air  Force  Base  DEIS.  The  incorporation  of 
these  two  items  into  the  traffic  analysis  represents  a  "worst  case"  traffic 
condition.  In  the  event  that  these  improvements  are  not  implemented  tue  peak 
period  traffic  is  expected  to  spread.  Marginal  trips  would  be  deferred,  the 
need  for  traffic  management  and/or  expanded  corridor  transit  service  would  be 
increased  and  delay  to  mortorists  on  northbound  U.S.  101  would  increase.  This 
in  turn  would  have  the  effect  of  marginally  improving  the  level  of  service 
values  shown  in  Tables  5  and  6. 

2.142  These  traffic  volumes  are  used  to  project  the  "Level  of  Service"  for 
local  intersections.  The  six  levels  of  service  (National  Academy  of  Sciences, 
1965)  used  in  characterizing  how  well,  or  how  poorly,  a  highway  segment  or 
local  street  intersection  is  functioning  are  described  as  follows: 
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-  Level  of  Service  A  -  excellent  operating  conditions:  no  delays  ex¬ 
perienced  at  signalized  intersections;  free  flow  on  highways 

-  Level  of  Service  B  -  very  good  operation:  generally  no  delays  at 
signalized  intersections;  stable  flow  on  highways 

-  Level  of  Service  C  -  good  operation:  occasional  short  delays  at 
signalized  intersections;  stable  flew  on  highways 

-  Level  of  Service  D  -  fair  operation:  short  delays  at  signalized 
intersections  more  coinnon;  approaching  unstable  flow,  but  still  maintaining 
tolerable  speeds  on  highways 

-  Level  of  Service  E  -  poor  operation:  some  longstanding  queues  at 
signalized  intersections;  unstable  flew  on  highways  -  low  speeds  and  momentary 
stoppages 

-  Level  of  Service  F  -  forced  flow;  jammed  conditions  with  long  stand¬ 
ing  queues  at  signalized  intersections;  reduced  speed  and  long  stoppages  occur 
on  highways 

2.143  For  planning  purposes,  Level  of  Service  "D"  is  generally  considered  to 
be  the  upper  level  of  congestion  which  is  tolerable  in  an  urban  area,  and  is 
used  as  a  design  standard  and  basis  for  developing  roadway  improvements  by  the 
Marin  County  Department  of  Public  Works.  Level  of  Service  D  will  subsequently 
be  used  as  a  transportation  service  standard  in  evaluating  the  traffic  impacts 
of  the  proposed  shopping  center. 

2.144  The  following  table  summarizes  the  results  of  the  shopping  center  im¬ 
pact  analysis  for  the  major  local  city  street  intersections  in  the  study  area 
for  a  Friday  afternoon. 
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TABLE  5 


SHOPPING  CENTER  TRAFFIC  IMPACT  ON  LOCAL  CITY  STREET  INTERSECTIONS 


Intersection 

1978 

Level  of 
1982  Traffic 
Alternative  #1  1/ 

Service 

Situation 

Alternative  #2R  2/ 

South  Novato  Blvd. 

4  Diablo  Ave. 

B 

B 

B 

South  Novato  Blvd. 

&  Rowland  Blvd. 

A-B 

B 

B 

South  Novato  Blvd. 

&  Sunset  Pkwy. 

B 

B 

B 

South  Novato  Blvd. 

&  Redwood  Blvd . 

A 

A 

A 

Redwood  Blvd. 

5-  Diablo/DeLong  Ave. 

A-B 

B 

B 

Redwood  Blvd, 

S  Rowland  Blvd. 

A 

A-B 

B 

1/  Base  *  1978  traffic  projected  to  1982. 

2 /  Typical  Friday  *  1982  base  traffic  plus  a  typical  Friday 


evening  peak  shopping  center  traffic 
Source:  EIP,  1979. 


2.145  In  general,  the  shopping  center  should  not  have  a  significant  impact  on 
the  quality  of  traffic  flew  at  the  major  local  street  intersections  in  the 
study  area.  Further,  in  no  case  does  the  level  of  service  exceed  level  "C" 
(good  operation),  therefore  indicating  that  the  existing  street  system  can 
adequately  accommodate  the  increased  traffic  generated  by  the  shopping  center. 

2.146  The  following  table  summarizes  the  results  of  the  impact  analysis  for 
the  signalized  freeway  ramp/street  junctions  and  street  intersections  adjacent 
to  the  proposed  shopping  center  site.  (Refer  to  Plate  9  for  intersection 
locations .) 
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TABLE  6 


SHOPPING  CENTER  TRAFFIC  ON  ADJACENT  INTERSECTIONS 


Signalized  Location  1 978 

I  Freeway  Ramp  Junctions 

N/B  101  Off-Ramp  and  New 
City  St.  1/ 

N/B  101  On-Ramp  & 

Rowland  Blvd.  A 

S/B  101  Off-Ramp  & 

Rowland  Blvd.  A 

S/B  101  On-Ramp  & 

Rowland  Blvd. 

II  Street  Intersections  If 

Rowland  Blvd.  & 

New  City  St. 

First  Entrance  to 
Center  4/ 


Level  of  Service 
1982 _ 

Alternative  #1  1/  Alternative  #2R  3/ 


B 


A 

C 


A  B 

C(B)  1/ 


A 

A 


Second  Entrance  to 

Center  4/  -  -  A 

T7  As"  per  site  plan;  to  be  constructed  as  part  of  shopping 
center  development. 

2/  With  a  double  left  turn  on  Southbound  off-ramp. 

3/  To  be  built  as  part  of  shopping  center  development. 

4/  Entrances  off  of  Rowland  Blvd. 


Source:  EIP,  1979. 


2.147  These  results  indicate  that  Level  of  Service  ”C"  (good  operation!  or 
better  can  be  maintained  at  each  of  the  signalized  locations. 

2.148  Table  7  summarizes  the  results  of  the  proposed  shopping  center's  impact 
on  the  operation  of  the  freeways  serving  the  development. 


TABLE  7 


SHOPPING  CENTER  TRAFFIC  IMPACT  ON  FREEWAY  SEGMENTS 


Level  of  Service 


1  982 


Road 

Segment 

Direction 

1978 

Alternative 

1 

Alternative 

2R 

U.S.  101 

South  of  SR  37 

N/B 

D 

E 

F 

S/B 

B 

B 

C 

Betw.  SR  37  & 

N/B 

C-D 

D 

D 

Rowland  Blvd. 

S/B 

A-B 

A-B 

B 

Betw.  Rowland  Blvd  & 

N/B 

C 

C-D 

D 

BeLong  Ave. 

S/B 

A 

A 

A 

State  Route  37 

East  of  U.S.  101 

W/B 

A 

A 

A 

E/B 

A 

A 

A 

Freeway /Ramp  Junctions: 

Rowland  Blvd. 

Interchange 

Northbound  on 

C 

C 

C 

Northbound  on  (Loop) 

- 

- 

C 

Northbound  off  (Direct) 

C 

C 

C 

Southbound  on  (Direct) 

C 

C 

C 

Southbound  on  (Loop) 

- 

- 

C 

Southbound  off 

c 

c 

C 

n/b  **  Northbound 
S/B  ■  Southbound 
W/B  =  Westbound 
E/B  *  Eastbound 

Source:  EIP,  1979. 


2.149  For  the  case  where  no  development  occurs  in  the  Study  Area  (Alternative 
#1),  traffic  volumes  are  expected  to  increase  to  the  point  where  the  freeway 
will  be  operating  at  Level  of  Service  E  over  that  portion  of  O.S.  101  which  is 
south  of  the  State  Route  37  junction.  Developing  the  shopping  center  will 
have  the  effect  of  exacerbating  this  congested  condition.  The  level  of  ser¬ 
vice  will  reach  level  "F"  for  the  typical  Friday  traffic  conditions.  This 
freeway  congestion  is  not  expected  to  have  any  direct  effect  on  local  street 
traffic  because  of  the  lack  of  suitable  alternative  traffic  routes  which  could 
be  used  as  a  diversion,  and  the  trip  characteristics  of  the  travelers  on  U.S. 
101. 
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2.150  Between  State  Route  37  and  the  Rowland  Boulevard  interchange,  the  level 
of  service  for  northbound  traffic  is  not  degraded  further  as  a  result  of  the 
provision  of  an  auxiliary  lane  for  the  Rowland  Boulevard  off-ramp.  This 
auxiliary  lane  on  the  northbound  freeway  would  start  approximately  1,500  feet 
south  of  Rowland  Blvd.  The  purpose  of  the  auxiliary  lane  would  be  to  increase 
the  capacity  of  the  off-ramp  from  the  northbound  freeway  to  Rowland  Blvd.  The 
auxiliary  lane  would  be  designated  for  off-ramp  traffic  only  and  the  adjacent 
lane  (the  current  right  lane  of  the  freeway  main  northbound  roadway)  would  be 
designated  for  optional  use  by  traffic  exiting  the  freeway  and  by  traffic 
continuing  on  the  freeway,  as  the  lane  is  now.  The  off-ramp  would  be  two 
lanes  wide  at  its  beginning  and  widen  to  four  lanes  at  the  intersection  with 
Rowland  Blvd.  Construction  of  the  auxiliary  lane  would  be  funded  by  the 
developer  after  aoproval  by  all  appropriate  governmental  agencies. 

2.151  The  shopping  center  is  expected  to  have  only  a  small  but  not  unaccept¬ 
able  impact  on  northbound  traffic  for  the  segment  of  U.S.  101  north  of  the 
Rowland  Boulevard  interchange,  and  no  unacceptable  impacts  on  the  level  of 
service  for  southbound  travel  along  each  of  the  U.S.  101  freeway  segments. 

2.152  State  Route  37  is  expected  to  operate  at  Level  of  Service  "A"  for  all 
traffic  conditions.  Also  shown  in  Table  7  are  the  results  of  an  analysis  of 
the  freeway/ ramp  junctions.  This  analysis  of  ramp  capacities  indicates  that 
all  ramps  will  be  operating  at  Level  of  Service  "C"  or  better  for  a  typical 
Friday. 

2.153  Site  Access  and  Circulation.  The  existing  intersection  configuration 
was  examined  to  evaluate  its  ability  to  accommodate  the  additional  traffic 
generated  by  the  proposed  shopping  center.  The  analysis  revealed  that  in 
order  to  maintain  tolerable  levels  of  service,  the  configuration  of  the  inter¬ 
sections  of  the  freeway  ramps  and  Rowland  Boulevard  would  have  to  be  modified 
by  restriping  and  ramp  widenin.  The  resulting  levels  of  service  are  shown  in 
Table  6.  The  intersection  modifications  can  all  be  made  without  major  im¬ 
provements  to  the  existing  ramps  and  Rowland  Boulevard  (i.e.,  improvements  can 
be  made  within  existing  physical  constraints).  The  proposed  traffic  signals 
at  the  two  intersections  should  be  interconnected. 

2.154  The  interchange  configuration  shown  on  Plate  13  is  that  proposed  by  the 
developer.  This  configuration  provides  greater  capacity,  reduced  delay,  and 
it  meets  the  latest  interchange  design  policy  of  Caltrans.  The  traffic 
signals  at  the  ramp  intersections  would  be  two-phase,  rather  than  three-phase. 
This  would  reduce  vehicle  delay  and  increase  level  of  service.  The  Rowland 
Boulevard  interchange  was  originally  designed  to  be  a  full  cloverleaf.  There¬ 
fore,  providing  the  two  loops  will  present  no  engineering  difficulties. 

2.155  Although  provision  of  a  right-turn  loop  will  increase  traffic  loads  in 
the  right-hand  lanes,  this  potential  problem  will  be  mitigated  by  the  pro¬ 
vision  of  a  2-lane  loop  on-ramp.  This  would  be  superior  to  a  situation  where 
the  same  high  volume  of  traffic  would  have  to  turn  left.  The  same  traffic 
imbalance  would  occur  as  with  the  loop,  but  this  time  in  the  left-hand  lane. 
Secondly  the  left  turn  would  have  to  be  made  with  the  aid  of  a  traffic  signal, 
whereas  the  rigjht  turn  is  always  free  flowing.  This  will  require  many  left¬ 
turning  vehicles  to  stop,  waiting  for  a  green  indication.  The  signal  cycle 
will  be  lengthened  by  about  50  percent,  potentially  delaying  each  vehicle  by 
up  to  60  seconds.  Accommodating  such  a  heavy  left-turn  volume  (up  to  1,670 
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peak-hour  vehicles  if  all  3  adjacent  parcles  are  also  developed)  would  require 
about  *100  feet  of  double  left-turn  lane  storage.  This  may  not  leave  adequate 
storage  space  for  left-turning  vehicles  to  the  northbound  on-ramp. 

2.156  The  shopping  center  site  plan  indicates  that  sufficient  parking  will  be 
provided  to  satisfy  the  needs  of  the  center.  The  site  plan  provides  for  five 
parking  spaces  per  1,000  square  feet  of  gross  leasable  area  (GLA).  This  ex¬ 
ceeds  the  City  of  Novato  Development  Standard  of  four  spaces  per  1,000  square 
feet  GLA,  but  is  consistent  with  the  findings  of  a  recent  study  (EIP,  1*177)  of 
parking  requirements  for  regional  shopping  centers. 

2.157  Transit  Travel  Impacts.  There  are  currently  no  existing  bus  routes 
which  serve  the  shopping  center  site.  Provisions  are  made  on  the  shopping 
center  site  plan  for  a  bus  pull-out  to  serve  passengers  boarding  and  alight¬ 
ing.  However,  because  of  the  street  configuration  in  the  vicinity  of  the 
shcpping  center  and  the  location  of  the  bus  pull-out  at  the  rear  side  of  the 
center,  routing  of  buses  into  and  out  of  the  center  will  be  awkward  and  in¬ 
efficient.  A  relocation  of  the  transit  stop  to  a  more  prominent  location 
could  enhance  transit  service  to  the  center. 

2.158  It  is  not  expected  however,  that  even  with  the  inauguration  of  either  a 
new  transit  route,  or  the  diversion  of  an  existing  route,  that  a  significant 
number  of  trips  to  the  shopping  center  will  be  made  by  transit  to  affect  the 
automobile  travel  impacts.  1/ 

2.159  Pedestrian  and  Bicycle  Impacts.  Pedestrian  and  bicycle  movements  along 
Rowland,  Redwood,  and  South  Novato  Boulevards  are  not  expected  to  be  signif¬ 
icantly  affected  by  the  additional  traffic  generated  by  the  shopping  center. 
First,  there  are  only  limited  pedestrian  and  bicycle  movements  along  these 
routes.  Second,  adequate  pedestrian  and  bicycle  facilities  are  in-place  to 
minimize  conflicts  with  automobiles.  Third,  while  traffic  along  these  roads 
will  increase  (and  therefore  the  number  of  potential  conflicts  will  increase), 
the  magnitude  of  the  increase,  on  the  order  of  10%  to  15%,  is  not  excessive 
and  does  not  pose  a  major  concern. 

2.160  Because  of  the  physical  separation  between  the  shopping  center  and  the 
residential  areas  in  the  City  of  Novato,  it  is  not  expected  that  a  large  num¬ 
ber  of  walking  trips  will  be  made  into  the  shopping  center.  However,  walkways 
should  be  provided  along  the  Rowland  Boulevard  overpass  and  into  the  shopping 
center.  Bicycle  travel  into  the  center  may  be  significant  due  to  the  recre¬ 
ational  facilities  being  planned.  To  accommodate  this  potential  demand  and  to 
maintain  continuity  with  the  existing  system  of  bicycle  paths  in  the  City, 
separate  bicycle  lanes  across  the  Rowland  Boulevard  overpass  and  into  the 
center  should  be  provided.  If  desired,  however,  the  curb  lane  in  one  direc¬ 
tion  across  the  overpass  could  be  widened  to  facilitate  bicycle  movements. 
Potential  conflicts  between  bicycles,  pedestrians  and  automobiles  at  the  junc¬ 
tion  of  the  freeway  ramps  and  Rowland  Boulevard  will  create  a  potentially 
hazardous  condition  that  will  be  difficult  to  control,  and  will  further  dis¬ 
courage  access  to  the  center  by  those  modes. 


T7  Assuming  that  bus  service  to  the  center  would  operate  at  an  equivalent 
15-30  minute  headway  during  the  peak  period,  using  typical  load  factors,  this 
service  would  likely  divert  only  2-4%  of  the  total  trips  into  and  out  of  the 
center. 
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2.161  Cumulative  Impacts.  In  analyzing  and  reporting  the  traffic  impacts  of 
the  proposed  regional  shopping  center,  it  was  assumed  that  there  would  he  no 
further  development  of  the  adjacent  lands  which  comprise  the  Hanna  Ranch  prop¬ 
erty.  However  in  total  there  remains  approximately  50  acres  <  20  acres  to  the 
north  and  10  acres  to  the  south)  adjacent  to  the  center  which  could  be  devel¬ 
oped  for  commercial  and  industrial  uses.  Development  of  the  proposed  regional 
shopping  center  will  induce  development  of  these  remaining  sites.  The  purpose 
of  this  section  is  to  provide  an  indication  of  the  incremental  traffic  impact 
of  this  subsequent  development  of  the  adjacent  sites. 

2.162  Three  adjacent  developments  are  included  in  this  analysis: 

-  Franklin  Avenue  Parcel:  This  is  a  22-acre  parcel  which  lies 
north  of  the  Riley  Co.  parcel  (Parcel  1  on  Plate  14).  This 
parcel  is  zoned  M-l  and  preliminary  plans  have  been  prepared 
which  indicate  that  an  industrial  park  is  being  considered  for 
this  site.  For  the  purpose  of  this  analysis,  it  is  estimated 
that  851  of  the  gross  acreage,  i.e.,  14  acres,  be  developable. 
The  remainder  of  the  land  will  be  used  streets/site  access. 

While  access  to  the  site  is  possible  by  way  of  Lamont  Avenue/ 
Franklin  Avenue  which  connect  to  Redwood  Boulevard,  to  minimize 
the  traffic  impact  to  the  residential  area  along  Lamont  Avenue, 
it  is  assumed  that  access  to  this  site  will  be  provided  by  a 
new  street  which  extends  northerly  from  Rowland  Boulevard,  east 
of  the  freeway,  through  the  Riley  Co.  parcel.  This  access 
assumption  will  maximize  the  traffic  impacts  at  the  vicinity  of 
the  Rowland  Boulevard  Interchange. 

-  Parcel  1:  This  is  a  19.6  acre  site  (the  Riley  Co.  site)  which 
lies  directly  north  of  the  proposed  Novato  Center.  A  pre¬ 
liminary  development  plan  indicates  that  a  mixed  use  commercial 
area  of  227,500  square  feet  of  gross  leasable  area  is  being 
planned  for  this  site.  Access  to  this  site  will  be  by  a  new 
street  extending  north  from  Rowland  Boulevard  (the  same  street 
which  would  extend  to  the  Franklin  Avenue  Parcel). 

-  Parcels  4,  5:  This  is  a  28.2  acre  site  which  lies  directly 
south  of  the  proposed  Novato  Center.  A  preliminary  site  plan 
indicates  that  15.9  acres  of  this  site  will  be  developable  as  a 
conmercial  facility.  The  remainder  of  the  site  will  either  not 
be  developed  or  used  for  streets. 

It  was  assumed  that  this  site  could  support  a  mixed  commercial 
development  of  approximately  210,000  square  feet  of  gross  leas¬ 
able  area.  This  figure  was  derived  by  computing  a  development 
intensity  factor  for  the  Novato  Center  (i.e.,  928,400  square 
feet  GIA  on  70.5  acres  ■  13,17Q  square  feet  GLA  per  developable 
acre)  and  applying  this  factor  to  the  15.9  acres  of  developable 
land  on  the  site. 
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Access  to  the  site  will  be  bv  an  extension  of  Rowland  Boulevard 
running  south  parallel  to  the  Northwestern  Pacific  Railroad 
tracks  connecting  with  Hanna  Ranch  Road  and  RR  17.  This  street 
also  provides  the  primary  access  to  the  Novato  Center. 

2.163  Trip  Generation.  Twenty-four  hour  and  evening  peak  hour  traffic  gener¬ 
ation  rates  for  a  typical  Friday  were  derived  for  each  development  and  applied 
to  estimate  the  traffic  movements  into  and  out  of  each  development.  The  re¬ 
sults  of  this  analysis  are  summarized  in  Table  8.  Note  that  the  trip  genera¬ 
tion  rate  for  the  industrial  park  is  on  a  “per  acre"  basis  while  the  trip 
rates  for  the  other  two  developments  are  expressed  in  terms  of  "per  1000 
square  feet  of  gross  leasable  area".  Because  of  the  mix  of  uses  that  the  two 
commercial  sites  can  support,  they  were  treated  as  retail  shopping  centers. 
(Note  that  the  trip  rate  for  retail  centers  will  vary  with  the  size  of  the 
center;  the  smaller  the  center,  the  higher  the  trip  rate.) 

2.164  Trip  Distribution.  The  24-hour  and  peak  hour  trips  generated  for  tie 
adjacent  developments  were  distributed  in  the  same  manner  as  was  used  for  the 
Novato  Center  traffic;  trips  were  distributed  on  the  basis  of  the  population 
distribution  within  the  trade  area  surrounding  these  developments. 

2.165  1490  Background  Traffic  Projections.  In  addition  to  the  trips 
generated  by  the  adjacent  developments,  it  was  necessary  to  account  for  th» 
increase  in  traffic  traveling  on  the  local  streets  and  the  freeways  which  will 
occur  in  the  year  1990  as  a  result  of  general  regional  growth  and  other  local 
developments.  This  traffic  increase  is  independent  of  the  development  of  the 
proposed  Novato  Center  and  the  adjacent  parcels.  Growth  factors  were  derived 
to  account  for  the  traffic  growth  on  local  streets  and  freeways,  and  applied 
to  the  1982  Base  Case  traffic  volumes  to  obtain  the  1990  background  traffic 
projections . 

2.166  For  the  period  from  1982  to  1990,  the  local  street  traffic  was  assumed 
to  increase  by  20%  while  the  freeway  traffic  was  assumed  to  increase  by  57%. 
The  local  street  growth  factor  is  equivalent  to  an  annual  increase  of  2.2% 
which  corresponds  to  the  annual  population  growth  rate  projected  for  the  City 
of  Novato.  The  freeway  growth  factor  is  equivalent  to  a  5.8%  annual  traffic 
increase  and  incorporates  the  traffic  growth  expected  as  a  result  of  regional 
population  growth  and  the  traffic  growth  expected  as  a  result  from  known 
developments  in  the  general  vicinity  of  the  proposed  shopping  center  such  as 
Fireman* 8  Fund  (San  Marin  Site)  and  Hamilton  Air  Force  Base.  Because  of  the 
inevitable  freeway  congestion,  these  traffic  projections  can  be  viewed  as 
representing  maximum  potential  traffic  demands  rather  than  actual  trips.  The 
extent  to  which  this  potential  is  reached  will  depend  to  a  large  degree  on  the 
extent  and  nature  of  improvements  made  on  U.S.  101  in  the  future  and  on  the 
level  of  useage  of  the  private  automobile  in  the  face  of  increasing  fuel 
scarcity. 
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TABLE  8 


VEHICLE  TRIP  GENERATION  FOR  ADJACENT  PARCELS 


Trip  Gen  Ratej/  Total  Tri ps 


Site 

Land  Use 

Rise 

Direction 

PM 

74  Hr. 

PM 

24  Hr. 

Franklin 

Indust . 

19 

In 

1.2 

34 

23 

646 

Avenue 

Park 

acre  1/ 

(North  of 

Out 

9.0 

34 

171 

646 

Parcel  I) 

Total 

10. 0 

48 

194 

1,792 

Parcel  1 

Retail 

227 , 500 

In 

2.4 

74.5 

546 

5,574 

Shopping 

glsf 

Center 

Out 

2.4 

74.5 

546 

5,574 

Total 

4.8 

41 

1,092 

11,148 

Parcels 

Retail 

710,000 

In 

2. A 

24.5 

504 

5,145 

4,  5 

Shopping 

glsf 

Center 

Out 

2.4 

24.5 

504 

5,145 

Total 

4.8 

49 

1,008 

10,290 

1/  Buildable  *  85%  gross 

2/  Trip  generation  rates,  for  a  typical  Friday,  are  expressed  in  terms  of 

trips/acre  for  industrial  site  and  trips/1000  square  feet  leasable  area 
for  commercial  sites. 


Source:  DeLeuw  Cat her  &  Company 
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2.167  Traffic  Assignments.  The  1990  background  traffic  was  assigned  to  the 
roadwav  network  by  directly  applying  the  growth  factors  to  the  1 982  traffic 
volumes.  The  distributed  traffic  to  and  from  the  adiacent  developments  were 
assigned  to  specific  roadways  on  the  basis  of  selecting  the  fastest  most 
direct  travel  route  between  the  starting  and  ending  point  of  the  trip. 

2.168  In  the  case  of  Parcels  4  and  5,  all  traffic  to  and  from  this  develop¬ 
ment  from  areas  to  the  north  or  south  of  the  site  were  assumed  to  access  U.S. 
101  at  the  Rowland  Boulevard  interchange  rather  than  via  State  Road  37.  This 
was  done  to  examine  the  traffic  impact  at  this  critical  location  under  "worst 
case"  conditions.  The  final  traffic  assignments  for  the  years  1982  and  1990 
are  shown  in  Plates  15  and  16. 

2.189  TRAFFIC  IMPACT  ANALYSIS 

2.170  Impact  on  Local  Streets.  As  shown  in  Table  9,  development  of  the  par¬ 
cels  adjacent  to  the  proposed  Hahn  Center  will  have  only  negligible  impact  on 
traffic  service  at  local  intersections  in  Novato.  Not  until  the  growth  pro¬ 
jected  for  1990  occurs  does  a  single  intersection,  South  Novato  Boulevard/ 
Rowland,  experience  any  congestion.  All  other  intersections  will  still 
operate  at  a  satisfactory  level  of  service  during  the  evening  peak  hour. 

2.171  Impact  on  the  Freeway  System.  As  shown  in  Table  10,  development  of  the 
properties  adjacent  to  the  proposed  Novato  Center  will  deteriorate  the  level 
of  service  on  northbound  U.S.  101  between  SR  37  and  the  Rowland  Boulevard 
interchange  to  level  of  service  F.  All  othr  freeway  segments  will  operate  at 
the  same  level  of  service  as  with  only  the  Novato  Center  developed.  Widening 
of  northbound  U.S.  101  from  Ignacio  to  Rowland  to  four  lanes  will  restore  the 
peak  hour  level  of  service  to  D. 


TABLE  9 


1  / 

TRAFFIC  IMPACTS  ON  LOCAL  STREETS  ~ 


INTERSECTION 


LEVEL  OF  SERVICE 
1982  2/  1982  PLUS  3/ 

NOVATO  CENTER  ONLY-  ALL  DEVELOPMEN^S- 


1  990  PLUS  3  / 
ALL  DEVELOPMENTS- 


South  Novato 

Blvd  &  Diablo  B 

South  Novato 

Blvd  &  Rowland  B 

South  Novato 
Blvd  &  Sunset 

Pkwy  B 

South  Novato 

Blvd  &  Redwood 

Blvd  A 


B 

C 


B 


A 


B 

D 


C 


B 


Redwood  Blvd 

&  Diablo/Delong  B 

Redwood  Blvd 

&  Rowland  Blvd  B 


B  B 

B  C 


1 /  For  a  typical  Friday 
2/  Includes  only  Novato  Center 
3/  Includes  adjacent  developments 


Source:  DeLeuw  Gather  &  Company 
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TABLE  10 


FREEWAY  LEVEL  OF  SERVICE' 


1/ 


1082 


1080  PLUS  ALL 


1000  PLUS  ALL 


SEGMENT 

DIRECTION 

NOVATO  CENTER  ONLV^ 

DEVELOPMENTS  V 

DEVELOPMENTS 

U.S.  101: 

S/0  SR  37 

NB 

F 

F(Dl  4/ 

F(E-P')  S/ 

SB 

C 

D 

F(C)  4/ 

Between 

SR  37  & 

NB 

D 

F(D)  4/ 

F(D-E')  5/ 

F  ov;1  and 

SB 

B 

0 

D-F(C)  4/ 

between 

lowland  & 

NB 

D 

D 

F(E)  4/ 

Delong 

State  Route 

SB 

37: 

A 

A 

C 

East  of 

EB 

A 

A 

A 

I'.S.  101 

WB 

A 

A 

A 

3/ 


J_/  For  a  typical  Friday 
2 J  Includes  onlv  Novato  Center 
3/  Includes  adjacent  developments 
4/  Assumes  one  lane  added 
5/  Assumes  two  lanes  added 


Source:  DeLeuw  Cat her  &  Company 

2.172  The  added  growth  in  traffic  projected  for  1990  will  deteriorate  traffic 
service  on  U.S.  101  to  forced  flow  conditions  from  Ignacio  to  De  Long  Inter¬ 
change.  Widening  of  the  freeway  to  five  lanes  northbound  and  four  lanes 
southbound  between  Igancio  and  Rowland  improves  peak  hour  traffic  service  to 
level  of  service  0-E.  Between  Rowland  and  De  Long,  northbound  U.S.  101  re¬ 
quires  widening  from  three  to  four  lanes  to  maintain  a  satisfactory  level  of 
service.  If  the  freeway  is  not  widened  the  peak  hour  will  be  extended  over  a 
longer  period,  marginal  trips  will  be  deferred  and  the  need  for  traffic  man¬ 
agement  and/or  expanded  cooridor  transit  service  will  become  more  acute. 

2.173  Impact  on  Adjacent  Intersections.  Full  development  of  all  vacant  par¬ 
cels  adjacent  to  the  proposed  Novato  Center  will  result  in  some  degradation  of 
traffic  service  at  the  intersection  of  the  northbound  U.S.  101  off-ramp  and 
Rowland  Boulevard  in  1982  as  shown  on  Table  11.  All  the  intersections  will 
operate  at  a  satisfactory  level  of  service.  However,  the  traffic  service  can 
be  restored  to  good  operation  by  the  provision  of  a  "free"  right  turn  lane 


from  westbound  Rowland  to  northbound  U.S.  101.  The  same  mitigation  measure 
will  assure  good  traffic  service  in  1090.  To  accomnodate  the  additional 
growth  projected  for  1000  at  the  intersection  of  southbound  U.S.  101  off-ramp 
and  Rowland  Boulevard  will  require  provision  of  a  second  southbound  left  turn 
1  ane . 


TABLE  11 

TRAFFIC  IMPACTS  0V  ADJACENT  INTERSECTIONS 
FOR  ALTERNATIVE  SHOPPING  CENTER  ACCESS  DESIGN 


Intersection 


Level  of 


1/ 

Service- 


1982  1082  PLUS  1990  PLUS 

NOVATO  CENTER  ONLY  ALL  DEVELOPMENTS  3/  ALL  DEVELOPMENTS  3/ 

l.  Ramp  Junction  7/ 


NB  101  Off-Ramp 
&  Rowland  B 

SB  101  Off-Ramp 
&  Rowland  B 


Die)  4/  D(C)  4/ 

C  DfB)  6/ 


2.  Development 
Entrances 

Parcel  l  & 

Rowland  57  -  D  D 

North  Entrance 

&  Rowland  A  B  B 


South  Entrance 

&  Rowland  A  A  A 


1 /  For  a  typical  Friday 
2/  Includes  only  Novato  Center 
2/  Includes  adjacent  developments 
4/  With  WB  right  turn  lane  added 

2/  Assumes  Franklin  Avenue  Parcel  has  access  through  Parcel  1 
6/  Add  second  SB  left  turn  lane 
7/  Geometries  as  shown  in  Plate  13 
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Source:  Deleuw  Cat her  &  Company 


2.174  All  intersections  along  Rowland  Boulevard  serving  adjacent  develop¬ 
ments  will  operate  at  a  satisfactory  level  of  service.  The  left  turn  from 
eastbound  Rowland  Boulevard  to  the  Parcel  l  entrances  will  require  a  long  left 
turn  lane  ( 300-400  feetl  or  a  double  left  turn  lane  to  avoid  localized  con¬ 
gestion  and  delay. 

2.175  Automobile  Travel  Mitigation  Measures.  There  is  no  apparent  need  to 
make  major  physical  or  operational  improvements  to  the  local  street  system 
beyond  those  being  proposed  by  the  developer.  Minor  operational  improvements 
will  be  necessary  to  insure  the  efficient  movement  of  traffic.  In  addition  to 
revising  the  timing  of  existing  traffic  signals,  one  specific  improvement 
involves  striping  the  westbound  approach  on  Rowland  Boulevard  at  Redwood 
Boulevard  to  establish  an  exclusive  right  turn  lane. 

'.'.176  The  section  of  U.S.  101  South  of  State  Route  37  serving  the  northbound 
trsvel  movements  is  projected  to  be  operating  at  level  of  service  "E"  for  the 
19S2  base  case.  Inclusion  of  the  shopping  center's  traffic  will  have  the 
impact  of  further  degrading  the  level  of  service  in  this  freeway  segment  to 
level  "F".  Short  of  adding  another  lane  to  U.S.  101,  this  problem  cannot  be 
resolved.  1/  It  should  be  pointed  out  that  in  the  event  that  no  further  im¬ 
provements  are  made  and  the  freeway  becomes  jammed  on  a  routine  basis,  drivers 
will  modify  their  travel  behavior.  This  will  be  particularly  true  for  persons 
traveling  during  the  evening,  shoppers  coming  to  the  center  will  likely  choose 
to  change  the  time  they  travel  to  the  shopping  center  to  a  time  period  when 
the  congestion  is  less  critical  (i.e.,  before  4:00  p.m.  or  after  6:30  p.m.)  or 
take  local  routes  which  parallel  the  freeway.  This  shift  in  the  time  of 
travel  will  have  a  mitigating  effect  on  the  congestion  which  is  projected 
along  the  U.S.  101  and  its  northbound  off-ramp  at  the  Rowland  Boulevard 
interchange. 

2.177  For  traffic  accessing  the  shopping  center  from  Route  37,  adequate  sign¬ 
ing  (i.e.,  having  the  new  road  to  symbolize  the  center)  should  be  provided  to 
encourage  those  persons  to  access  the  site  from  the  south  along  Hanna  Ranch 
Road  and  similarly  to  return  to  Route  37  from  Hanna  Ranch  Road,  therefore 
bypassing  U.S.  101  and  the  congestion  expected  along  that  road.  The  developer 
will  pay  for  all  signing  required  as  a  result  of  the  development.  Through 
advertising,  shopping  center  patrons  can  be  informed  of  the  advantages  of 
using  Route  37  and  Hanna  Road  as  an  alternative  access  route.  The  standard 
directional  signing  to  those  two  roads  will  suffice. 


17  The  draft  EIS  for  Hamilton  Air  Force  Base  recommends  that  a  northbound 
auxiliary  lane  be  added  to  U.S.  101  between  the  Ignacio  Boulevard  interchange 
and  State  Route  37.  This  improvement  would  be  effective  in  reducing  traffic 
congestion  over  this  freeway  segment.  However,  the  provision  of  a  northbound 
auxiliary  lane  between  Ignacio  Blvd.  and  SR  37  is  not  tied  exclusively  to  the 
development  of  a  regional  shopping  center  at  Hamilton  AFB.  The  auxiliary  lane 
corresponds  to  the  general  need  to  improve  the  capacity  of  northbound  US  101 
as  a  condition  for  alternative  #2R.  Cal trans  does  not  currently  have  any 
plans  for  constructing  this  auxiliary  lane. 
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2.178  Transit  Mitigation.  To  serve  the  transportation  needs  of  the  young, 
elderly,  and  other  transit  dependent  segments  of  the  population,  transit  ser¬ 
vice  should  be  established.  The  opportunity  exists  for  providing  both  local 
and  intra-re gional  transit  service  to  the  shopping  center  without  making  ex¬ 
tensive  capital  investments.  Local  transit  service  can  initially  be  provided 
by  rerouting  Route  No.  1  along  Rowland  Boulevard  and  into  the  center.  Intra- 
regional  bus  service  could  be  provided  by  establishing  covered  bus  pads  at  the 
Rowland  Boulevard  interchange  where  Route  70  could  make  a  new  stop. 

2.1 7s*  Alternative  ft3.  This  alternative  will  generate  the  same  volume  of 
traffic  as  the  shopping  center  proposed  by  Alternative  #2R  and  a  similar 
distribution  of  that  traffic  over  local  streets.  Traffic  distribution  and 
level  of  service  for  Highway  101  and  37  may  vary  slightly  from  that  projected 
for  Alternative  #2R  depending  upon  on  and  off-ramp  configurations.  However, 
there  would  be  a  significant  difference  in  on-site  circulation  with  this 
alternative.  The  extension  of  Rowland  Boulevard  east  of  the  freeway  would 
divide  the  site  into  two  parts.  At  least  one  department  store  and  several 
mall  shops  would  be  located  north  of  the  street,  separated  from  the  larger 
section  of  the  shopping  center  south  of  the  street.  Pedestrian  crossings  of 
Rowland  Boulevard  at  street  grade  would  be  hazardous,  inconvenient,  and  a 
pedestrian  bridge  would  have  to  connect  the  two  sections  of  the  center. 

2.180  Vehicular  access  to  some  of  the  shopping  center  parking  facilities 
would  be  inconvenient.  The  northern  section  of  the  site  would  have  approxi¬ 
mately  600  feet  of  frontage  on  Rowland  Boulevard.  Considering  the  need  frr 
the  longest  possible  spacing  between  future  traffic  signals  at  the  freeway 
ramps  and  at  the  shopping  center  driveways,  the  only  possible  location  for  a 
full-service  driveway  (left-turn  and  right-turn  entry  and  exit)  for  the 
northern  section  of  the  site  would  be  at  the  eastern  edge  of  that  section 
beyond  the  buildings  and  the  pedestrian  overcrossing.  Motorists  entering  the 
northern  section  would  have  to  travel  along  the  full  length  of  the  frontage  of 
that  section,  enter  the  driveway,  and  double  back  around  the  buildings  to 
reach  the  parking  area  to  the  west. 

?. 181  To  minimize  the  length  of  the  pedestrian  bridge  spanning  Rowland 
Boulevard,  the  shopping  center  buildings  would  be  located  very  close  to  the 
street .  There  would  not  be  sufficient  distance  between  the  buildings  and  the 
street  to  provide  an  on-site,  outer  circulation  road.  On  both  the  northern 
section  and  the  southern  section,  all  access  to  the  parking  area  west  of  the 
buildings  would  be  limited  to  the  roads  adjacent  to  the  faces  of  the  build¬ 
ings.  The  concentration  of  traffic  at  the  building  faces  could  result  in  high 
potentials  for  vehicular — pedestrian  conflicts. 

2.182  Alternative  #4.  This  alternative  would  generate  the  same  volume  and 
distribution  of  traffic  as  Alternative  #2R  for  the  retail  section  of  the 
site.  Additional  automobile  trips  would  be  generated  by  the  industrial  por¬ 
tion  of  the  development.  If  one  assumes  that  the  gross  leasable  area  of  the 
proposed  industrial  development  is  one  million  square  feet  and  industrial  uses 
generate  6  trips  per  1,000  square  feet  gross  leasable  area,  then  an  additional 
6,000  vehicle  trips  per  day  would  be  generated  by  the  industrial  area.  The 
peak  hour  traffic  generation  will  depend  upon  the  type  of  industrial  develop¬ 
ment.  This  peak  hour  traffic  will  contribute  to  the  morning  traffic  conges¬ 
tion  along  U.S.  101. 
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Trip  Direction 
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2.185  The  following  table  shows  the  1978  level  of 
sections  in  the  project  area  for  1978  and  for  1985 
ment  (without  proposed  improvements). 


service  for  key  inter- 
without  the  HAFB  develop- 
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TABLE  12 


LEVEL  OE  SERVICE,  STUDY  AREA  5 


IRS')  Without 

Intersect ion/ Segment  1 978  HAFB  Development 

Ignacio  Blvd.  & 

Enfrente  Road  A  D 

Bel  Marin  Keys  & 

Nave  Drive  (Existing)  A  D 

Alameda  Del  Prado  & 

U. S.  101  SB  On/Off  Ramp  A  A 

Nave  Drive  &  North 


Entrance  to  HAFB  A  A 

U.S.  101  SB  South  of 

Nave  Drive  B  B 

U.S.  101  NB  South  of 

Nave  Drive  D  F 

U.S.  101  SB  North  of 

Ignacio  Blvd.  B  C 

U.S.  101  NB  North  of 

Ignacio  Blvd.  D  F 

Source:  A.  D.  Little,  1979. 


2.186  Levels  of  Service  for  development  of  a  regional  shopping  center  have 
not  been  prepared.  It  is  assumed  that  if  the  proposed  road  improvements  are 
implemented,  vehicular  movement  on  Highway  101  will  be  improved  over  the  1985 
without  development  levels. 

2.187  Public  Transportation.  Additional  bus  transit  service  would  likely  be 
provided  to  serve  the  conmercial  and  industrial  activity.  Since  the  primary 
development  area  is  well  removed  from  the  freeway,  either  substantial  re¬ 
routing  or  supplemental  shuttle  buses  would  be  required.  Possibly  both  of 
these  approaches  would  be  used. 

2.188  Bicycle  and  Pedestrian  Movement.  Traffic  will  increase  significantly 
on  Nave  Drive  and  Alameda  del  Prado.  This  will  result  in  increased  conflicts 
between  pedestrains /bicycles  and  automobiles.  However,  because  of  the  dis¬ 
tance  from  the  freeway,  it  is  not  expected  that  a  large  number  of  non-auto 
trips  will  be  made. 
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2.189  AIR  QUALITY 


2.190  Present  Conditions. 

2.191  Alternatives  #1-5.  Located  near  the  west  shore  of  San  Pablo  Bay, 
Novato's  climate  can  he  characterized  as  Mediteranean  since  nearly  all  the 
rainfall  occurs  during  the  winter  months.  The  relatively  high  terrain  sur¬ 
rounding  Novato  affords  some  protection  from  the  strong  marine  influence  of 
San  Pablo  Bay.  This  results  in  a  slightly  greater  temperature  range  for 
Novato  as  compared  to  the  rest  of  Marin  Countv.  Temperatures  in  Novato  range 
from  a  mean  daily  maximum  of  82°F  in  July  to  a  mean  daily  minimum  of  3R°F 

in  December.  Although  there  are  frequent  wide  fluctuations,  the  average 
annual  precipitation  is  26  to  30  inches.  While  ocean  fog  is  generally  ex¬ 
cluded  due  to  the  surrounding  hills,  dense  ground  fog  does  occur  frequently  in 
the  flat  areas  of  Novato. 

2.192  The  prevailing  wind  is  generally  northwesterly  with  variation  depending 
ci  the  season.  Low  wind  speed  occurs  frequently  as  measurements  of  wind  speed 
taken  at  nearby  Hamilton  Air  Force  Base  indicated  that  45£  of  the  observations 
were  under  5  mph.  Novato's  sheltered  location  together  with  frequent  low  wind 
speeds  produces  a  potential  for  significant  air  pollution. 

2.193  To  realize  significant,  long-term  controls  over  air  problems  it  is 
necessary  to  evaluate  a  proposed  project's  impact  on  a  local,  subregional,  and 
regional  scale,  the  California  State  Air  Resources  Board  recommended  to  FPA 
that  the  San  Francisco  Bay  Area  be  designated  as  an  Air  Quality  Maintenance 
Area  (AQMA)  for  carbon  monoxide,  total  suspended  particulates,  and  oxidants 
since  the  Ambient  Air  Quality  Standards  are  not  expected  to  be  met  by  the 
target  year  of  1982.  To  realize  significant  long-term  controls  over  areas 
with  air  pollution  problems,  a  detailed  air  quality  analysis  is  required  for 
all  developments  proposed  within  an  AQMA  to  evaluate  the  project's  impact  on 
the  air  quality  in  the  region.  The  air  quality  analysis  conducted  to  identify 
impacts  on  the  proposed  project  alternatives  are  detailed  in  Appendix  A. 

2.194  The  nearest  air  quality  monitoring  site  to  Novato  is  located  several 
miles  to  the  south  in  San  Rafael.  Since  both  Novato  and  San  Rafael  are  in¬ 
fluenced  generally  by  the  same  climatic  factors,  air  quality  data  for  San 
Rafael  may  be  considered  representative  of  Novato.  Table  13  shows  that  oxi¬ 
dant  and  carbon  monoxide  are  air  quality  concerns  near  Novato.  The  precursors 
of  oxidants  are  hydrocarbons  and  nitrogen  dioxide.  Carbon  monoxide  fCO), 
hydrocarbon  (HCl,  nitrogen  doxide  (NOj),  sulfur  dioxide  (SO2),  and  total 
suspended  particulates  (Tgp)  concentrations  at  the  project  site  have  been 
estimated  independently  and  are  discussed  in  the  impact  section. 
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TABLE  13 


NUMBER  OF  DAYS  EXCEEDING  STATE  OR  FEDERAL  AIR  1/ 
QUALITY  STANDARDS  IN  SAN  RAFAEL,  1977  AND  1978  “ 


Po  Hut  ant 

Oxidant 

Carbon  Monoxide 

Nitrogen  Dioxide  . 

Sulfur  Dioxide 

Total  Suspended  Particulate 


1977 


Days  Exceeding  Standard 


2 

0 

0 

0  2/ 
0 


1978 

2 

1 

0 

0  2/ 

1.6  2/ 


17 Bay  Area  Air  Quality  Maintenance  District. 

2/  Percent  of  observed  days  when  State  air  quality  standard  was  exceeded. 


2 . 1 95  Impacts . 

2.196  Alternative  #1.  The  "Without  Project"  conditions  shown  in  Tables  A-5 
thru  A-8  of  Appendix  A  are  representative  of  the  no  proiect  alternative. 

Carbon  monoxide  is  the  most  important  pollutant  considered  for  the  local 
analysis.  The  projected  "Without  Proiect"  CO  concentrations  on  hypothetical 
sensitive  receptors  for  both  the  1-hour  and  8-hour  averaging  times  are  less 
than  the  concentration  levels  under  existing  conditions  and  no  CO  concentra¬ 
tions  exceed  their  respective  standards.  This  improvement  in  CO  concentration 
levels  despite  the  growth  in  traffic  would  be  primarily  due  to  further  devel¬ 
opment  and  refinement  of  vehicular  emission  control  systems.  Concerning  the 
subregional  scale  analysis,  Table  A-8  indicates  that  the  HC  background  con¬ 
centrations  are  expected  to  exceed  the  standards  for  the  3-hour  averaging 
time.  Also,  the  NO2  background  concentrations  are  expected  to  exceed  the 
l-hour  and  1-year  standards  for  all  gridsquares  except  one.  All  other  back¬ 
ground  pollutant  concentrations  are  well  within  the  limits  specified  by  the 
Ambient  Air  Quality  Standards.  There  would  be  no  regional  impact. 

2.197  Alternative  #2R.  The  local  scale  analysis  reveals  that  CO  concentra¬ 
tions  at  hypothetical  sensitive  receptors  located  5  meters  in  distance  from 
the  U.S.  101  road  links  exceed  standards  for  the  1-hour  averaging  time  due  to 
the  proposed  proiect.  While  this  may  be  considered  significant,  in  actuality 
there  are  currently  no  (and  it  is  reasonable  to  assume  none  in  the  future) 
residences  or  other  sensitive  receptors  within  5  meters  of  U.S.  101.  Concen¬ 
trations  of  CO  at  other  hypothetical  sensitive  receptors  located  5,  20,  and 
100  meters  from  the  other  links  do  not  exceed  the  standards.  The  subregional 
analysis  indicates  the  HC  concentrations  for  the  proposed  project,  with  one 
exception,  exceed  the  standards  and  the  proposed  projects 's  impact  on  total 
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concentrations  may  be  considered  significant  ranging  from  14%  to  52%.  Back¬ 
ground  concentrations  of  NO2  for  both  the  1-hour  and  1-vear  averaging  time, 
except  for  one  gridsquare,  greatly  exceed  the  Ambient  Air  Quality  Standards. 
The  proposed  project  NO^  concentrations  never  exceed  42%  of  the  standards. 
However,  the  proposed  project's  impact  on  the  total  concentrations  ranges  from 
13%  to  50%  and  may  be  considered  significant  for  all  gridsquares  except  one, 
for  the  1-hour  averaging  time.  The  regional  analysis  indicates  the  project- 
related  emission's  impact  on  the  region  would  be  minimal. 

2.198  A1  ternative  #3.  Same  as  Alternative  #2R. 

2.199  Alternative  #4.  This  alternative  includes  developing  all  of  the  127 
acre  project  site  plus  20  acres  adjacent  to  and  north  of  the  Rowland  Boulevard 
interchange  in  accordance  with  the  existing  city  plans. 

2.200  The  site  would  be  utilized  by  developing  retail  uses  on  the  northern  53 
acres  and  industrial  land  uses  on  the  remaining  92  acres.  Tt  is  estimated 
that  the  total  number  of  vechicle  trips  generated  during  an  average  day  will 
be  greater  than  the  number  projected  for  Alternative  #2R.  The  air  quality 
impacts  would  be  greater  than  that  of  Alternative  #2R. 

2.201  The  site  would  be  utilized  by  developing  retail  uses  on  the  norhtern  S3 
acre s  and  industrial  land  uses  on  the  remaining  92  acres.  It  is  estimated 
that  the  total  number  of  vehicle  trips  generatedudr ing  an  average  day  will  be 
greater  than  the  nunber  projected  for  Alternative  #2R.  The  air  quality  im¬ 
pacts  would  be  greater  than  that  of  Alternative  #2R. 

2.202  Alternative  #5.  The  local  scale  analysis  reveals  that  CO  concentra¬ 
tions  at  hypothetical  sensitive  receptors  located  5  meters  in  distance  from 
U.S.  101  road  links  for  the  "With  Project"  condition  exceed  the  standard  for 
the  2-hour  averaging  time.  However,  the  "Project  Only"  concentrations  do  not 
impact  on  the  U.S.  101  road  links  and  no  other  road  links  exceed  the  standards 
for  the  1-hour  and  8-hour  averaging  times.  The  subregional  analysis  indicates 
that  HC  concentrations  for  both  the  background  and  project  conditions,  with 
one  exception,  exceed  the  standard  and  the  proposed  project's  impact  may  be 
considered  significant  ranging  from  39%  to  94%.  Background  concentrations  of 
NOj  for  on  e  gridsquare  exceed  the  l-hour  averaging  time  standard.  While 

the  proposed  project's  NO2  concentrations  never  exceed  35%  of  the  standards, 
the  proposed  project's  impact  on  the  total  NO2  concentrations  range  from  16% 
to  86%  and  may  be  considered  significant.  The  regional  analysis  indicates  the 
project-related  emissions' s  impact  on  the  region  would  be  minimal. 

2.203  Mitigation. 

2.204  Alternatives  #2R-5. 

2.205  Mitigation  of  Construction  Impacts.  An  effective  water  program  (com¬ 
plete  coverage  twice  daily)  can  reduce  dust  emissions  by  about  50  percent; 
reclaimed  water  should  be  used  when  available.  Other  control  measures  include 
scheduling  of  major  dust-generating  activities  in  the  early  morning  hours  or 
at  times  when  the  winds  are  low,  and  construction  phasing  such  that  major 
earth-moving  and  demolition  activities  occur  during  late  fall,  and  early 
spring  months,  when  soil  has  maximum  moisture  content. 
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2.206  Mitigation  of  Traffic-Related  Impacts.  The  mitigation  of  increased 
carbon  monoxide,  hydrocarbon,  nitrogen  dioxide  and  other  transportation 
related  pollutants  is  directly  related  to  traffic  mitigaion  measures.  Anv 
measure  that  would  reduce  traffic  volumes,  such  as  encouraging  transit  use, 
would  reduce  air  emissions.  As  discussed  in  the  traffic  section,  however, 
transit  use  historically  has  not  had  a  major  impact  on  shopping  center 
traffic.  Employees  at  the  center  would  be  most  likely  to  use  transit.  A  van 
pooling  or  car  pooling  program  by  the  management  of  the  center  is  one  possible 
alternative  to  reduce  employee  auto  use. 

2.207  Measures  that  would  encourage  bicycle  use  at  the  center  would  include 
secure  bicycle  parking  areas,  lockers  and  showers  for  employees,  and  bicycle 
lanes  along  project  roads. 

2.208  Improving  traffic  flow  would  also  relieve  air  quality  impacts  as  pollu¬ 
tant  emission  rates  increase  rapidly  as  vehicle  speed  decreases.  Any  factor 
that  reduces  vehicle  speed  and  increase  idling  time,  such  as  congestion,  will 
increase  pollutant  rates. 
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2.210  Present  Conditions. 

2.211  Alternatives  fll-4.  The  study  is  currently  open  space  with  no  signif¬ 
icant  noise  source.  The  dominant  noise  sources  affecting  the  site  are:  fa) 
vehicular  traffic  on  U.S.  101,  (b)  Northwestern  Pacific  Railroad  trains  (8  or 
10  times  a  day),  and  (c)  aircraft  flights  using  Hamilton  Air  Force  Base. 
Presently,  few  aircraft  use  the  Hamilton  air  field.  Final  disposition  of  the 
base  has  not  yet  been  determined,  so  future  flight  activity  is  not  known. 

2.212  Noise  monitoring  was  performed  at  the  study  area  in  1973.  The  monitor¬ 
ing  found  that  average  noise  levels  on  the  site  ranged  from  below  50  dBA  on 
the  east  side  of  the  site,  to  72  dBA  near  Highway  101.  (A  dBA  (a-weighted 
decibel)  is  a  unit  of  loudness  corrected  for  a  variation  in  response  of  the 
typical  human  ear  at  common  environmental  noise  levels.)  These  measurements 
included  a  passing  train  and  a  number  of  aircraft  passing  overhead  from 
Hamilton  Field.  Except  for  the  area  next  to  Highway  101,  tht  noise  levels 
presently  experienced  on  the  site  are  expected  to  be  lower  than  in  1973  due  to 
:he  reduction  in  air  traffic. 

2.213  The  City  of  Novato  has  adopted  the  League  of  California  Cities 
"Neighborhood  ambient  sound  level"  goals  which  indicate  that  ambient  sound 
•evels  shouls  not  exceed  65  dBA  for  commerical  use  and  60  dBA  for  light  in¬ 
dustrial  use.  The  western  edge  of  the  study  site  presently  exceeds  these 
goals  due  to  traffic  noise  from  Highway  101. 

2.214  The  1978  Novato  General  Plan  states  that  land  use  decisions  around 
airport  shall  be  based  on  the  Noise  Exposure  Forecast  (NEF)  contours  derived 
from  the  maximum  probable  level  of  activity.  NEF  contours  for  the  "maximum 
possible"  level  of  activity  at  Hamilton  Air  Force  Base  are  based  upon  the 
nunmber  of  flights  at  the  base  in  1972.  the  study  area  is  situated  on  the 
border  between  the  30  and  35  NEF  zones  (Plate  11). 

2.215  According  to  the  General  Plan,  commercial  land  uses  in  areas  with  less 
than  a  35  NEF,  and  industrial  uses  in  areas  with  less  than  40  NEF  are  con¬ 
sidered  "satisfactory."  New  construction  requires  no  special  insulation. 
Commerical  use  of  the  area  from  35  to  45  NEF  requires  that  "Construction 
should  be  undertaken  only  aften  an  analysis  of  noise  is  made  and  noise 
insulation  features  included. 

2.216  The  Federal  Highway  Administration  (FHWA)  has  also  established  minimum 
noise  compatibility  standards  for  determining  impacts  of  highway  projects. 

The  FHWA  criteria  for  comnercial  land  uses  call  for  L^q  levels  of  75  dBA  or 
below.  The  Ljo  is  the  dBA  level  exceeded  10  percent  of  the  time.  The  Ljo 

for  the  study  area  ranged  from  a  high  of  77  dBA  adjacent  to  U.S.  101  to  54  dBA 
near  the  Northwestern  Pacific  Railroad  tracts  according  to  the  monitoring 
survey  undertaken  in  1973. 
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2.217  Alternative  #5.  Baaed  upon  the  Noise  Exposure  Forecast  Map  (NEF)  in 
the  1978  Novato  General  Plan,  Study  Area  5  is  within  the  40  NEF  contour. 
Commercial  activity  in  this  area  "should  he  undertaken  only  after  an  analysis 
is  based  upon  the  1972  air  craft  acitivity  level  at  Hamilton.  Noise  generated 
on  site  is  not  significant. 

2.218  Impacts. 

2.219  Alternative  #1.  Ambient  noise  in  most  of  the  study  area  may  decrease 
from  the  1973  levels  if  air  traffic  at  Hamilton  Air  Force  Base  is  discontinued 
or  if  the  air  field  is  used  by  commercial  aircraft  since  commercial  jets  and 
general  aviation  aircraft  are  quieter  than  military  jets.  The  portions  of  the 
study  area  closest  to  Highways  101  and  37  may  experience  increased  noise  in 
the  future  due  to  increased  vehicular  traffic  on  those  routes.  There  would  be 
no  change  in  noise  generated  in  the  study  area  under  this  alternative. 

2.220  Alternative  #2R.  The  proposed  project  would  be  an  acceptable  land  use 
under  the  NEF  criteria  set  forth  in  the  Novato  General  Plan,  assuming  air 
traffic  levels  are  not  allowed  to  exceed  the  1972  levels  of  activity.  It 
should  be  noted  that  at  the  time  Hamilton  has  alomost  40  flights  per  day  of 
noisy  military  jets  (F106s,  F4s,  T38s  and  T33s).  Since  the  base  has  been 
closed  and  declared  surplus  property,  military  usage  is  not  likely  to  be 
resumed.  Commercial  jets  and  general  aviation  aircraft  are  quieter  than 
military  jets,  hence  the  NEF  criteria  are  judged  to  be  "worst  case" 
projections. 

2.221  The  principal  source  of  on-site  generated  noise  would  be  from  auto  and 
truck  noise.  This  impact  would  be  minor  in  comparision  with  the  noise  gener¬ 
ated  from  traffic  on  Highway  101.  Noise  impacts  upon  the  regularly  used 
public  spaces  would  be  reduced  by  the  insulating  properties  of  the  proposed 
windowless  masonry  wall  design  of  the  enclosed  shopping  mall. 

2.222  Under  the  FHWA  criteria,  the  proposed  shopping  center  would  be  a  com¬ 
patible  land  use,  although  its  western  side,  being  located  about  123  feet  from 
the  edge  of  the  freeway  would  be  on,  or  possibly  over,  the  L^o75  borderline. 

2.223  During  the  construction  phase  of  the  project,  most  equipment  to  be  used 
would  generate  noise  levels  ranging  from  75  dBA  to  82  dBA  at  100  feet.  Pile 
drivers,  however,  would  generate  up  to  92  dBA  at  100  feet.  The  nearest  sensi¬ 
tive  noise  receptor  is  the  residential  area  across  the  freeway.  Because  of 
the  distance  between  the  homes  and  the  site  (over  800  feet)  the  construction 
noise  would  not  exceed  the  ambient  levels  experienced  today  at  those  homes. 

The  pile  drivers,  however,  may  be  noticeable  because  of  the  sharp  staccato 
character  of  their  sounds. 

2.224  Alternative  #3.  Same  as  Alternative  #2R  above. 

2.225  Alternative  #4.  Same  as  Alternative  #2R  above,  except  that  industrial 
activity  may  increase  the  noise  generated  on  site.  Since  no  plans  have  been 
proposed  for  this  alternative,  the  magnitude  of  on-site  noise  is  not  known. 

2.226  Alternative  #5.  The  noise  effects  of  automobile  and  truck  traffic 
generated  by  the  proposed  project  are  not  expected  to  be  significant. 
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2.227  Mitigation. 

2.228  Alternatives  #2R-5.  The  final  design  of  the  project  should  be  reveiwed 
by  a  qualified  acoustical  engineer  to  insure  that  the  high  exterior  noise 
levels  are  adequately  buffered. 

2.229  During  construction  the  pile  drivers  should  be  shielded  so  as  to  reduce 
the  noise  transmitted  by  their  operation  to  the  residential  neighborhood  west 
of  the  project  site.  Construction  activity,  and  particularly  pile  driving, 
should  not  be  allowed  before  8  a.m.  or  after  5  p.m.  or  on  weekends/holidays. 
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2.230  POPULATION,  EMPLOYMENT  ANT)  HOUSING 

2.231  Present  Conditions. 

2.232  Alternatives  #1-5.  The  population  in  Marin  and  southern  Sonoma  County 
( generally  Petaluma  and  the  Sonoma  Valley)  serve  as  the  trade  area  under  con¬ 
sideration  in  this  environmental  statement.  Historical  population  for  major 
geographic  areas  are  shown  in  Table  14.  Between  1960  and  1970  the  population 
of  the  trade  area  increased  by  34,000.  This  rate  of  increase  was  signifi¬ 
cantly  greater  than  the  rates  for  both  the  State  and  the  San  Francisco-Oakland 
SMSA  (Standard  Metropolitan  Statistical  Area),  which  is  composed  of  the 
counties  of  San  Francisco,  Alameda,  Contra  Costa,  San  Mateo  and  Marin.  Since 
1970  the  growth  in  population  for  the  trade  area  has  slowed  to  an  annual 
growth  of  1.1%.  This  growth  rate  is  greater  than  that  for  the  San  Francisco 
SMSA  but  less  than  the  growth  rate  for  the  State. 

2.233  Table  15  presents  the  trade  area  population  projections  prepared  by 
several  agencies  and  a  projection  of  population  recommended  by  Keyser  Marston 
Associates,  Inc.  The  latter  projection,  which  indicates  a  trade  area  popula¬ 
tion  of  310,000  in  1980,  325,000  in  1985  and  355,000  in  1990,  falls  towards 
the  low  end  of  the  population  projections  which  have  been  prepared  by  the 
sources  indicated  in  the  table.  (The  upper  end  of  the  range  incorporates 
projections  in  the  Marin  Countywide  Plan  which  are  considerably  higher  than 
indicated  by  recent  trends  and  are  considered  unrealistic  by  the  Marin  County 
Planning  Department  in  oral  communication  with  Keyser  Marston  Associates, 

Inc.)  (EIP,  1979.) 


TABLE  14 


POPULATION  TRENDS 
(000' s ) 


I960 

1970 

1978 

Change 

£ 

1960-1970 
Annual  % 

Change 

1970-1978 
Annual  T 

State  of 

California 

15,717 

19, 

953 

22,075 

4,236 

2.4 

2,122 

1.3 

San  Francisco 

SMSA  U 

2,649 

3, 

113 

3,197 

464 

1.6 

84 

0.3 

Marin  County 

147 

207 

227 

60 

3.5 

20 

1.2 

Central  Marin 

83 

116 

120 

33 

3.4 

4 

0.4 

Northern  Marin 

22 

39 

47 

17 

5.9 

8 

2.4 

City  of  Novato 

(18) 

(31) 

(40) 

(13) 

(5.6) 

(9) 

(3.2) 

Southern  Marin 

36 

45 

48 

9 

2.3 

3 

0.8 

Rural  Marin 

6 

0 

12 

3 

4.1 

3 

3.7 

Sonoma  County 

147 

205 

268 

58 

3.4 

63 

3.4 

Southern  Sonoma 

34 

58 

63 

24 

5.5 

5 

1.0 

Trade  Area  2/ 

181 

265 

290 

84 

3.9 

25 

1. 1 

Note:  Figures  may  not  add  due  to  rounding. 


1 /  San  Franc  is co-Oakland  Standard  Metropolitan  Statistical  Area, 

consisting  of  the  counties  of  San  Francisco,  Alameda,  Contra  Costa, 
San  Mateo  and  Marin. 

2/  Marin  and  Southern  Sonoma  Counties. 

Source:  U.S.  Bureau  of  Census 

Urban  Decision  Systems,  Inc. 

California  Department  of  Finance 

Marin  County  Planning  Department  (Verbal  Communications) 
Sonoma  County  Planning  Department 
City  of  Novato  Department  of  Planning 


TABLE  15 


MARIN  AND  SOUTHERN  SONOMA  COUNTIES 
POPULATION  PROJECTIONS 
( 000 ' s ) 


1978 

1980 

1985 

1  990 

- V 

Marin  County 

General  Plan 

County  Wide  Plan 

X  227  1/ 

260 

280 

300 

Growth  Oriented 

227  1  / 

296 

330 

365 

ABAG  Series  3 

227  1/ 

225 

234 

277 

State  Dept,  of  Finance 

227  1/ 

228 

242 

259 

Trend,  1970-1978 

227  1/ 

232 

247  * 

262 

Southern  Sonoma  County 

ABAG  Series  3 

63  2/ 

®2  3/ 

108  3/ 

128  3/ 

County  of  Sonoma 

63  2/ 

75 

84  4/ 

95 

Trend,  1970-1978  ^ 

63  2/ 

69 

73 

77 

Total  Trade  Area 

High  Range 

290 

388 

438 

493 

Low  Range 

290 

244 

3 

336 

Selected  for  Projection  Purposes 

290 

310 

325 

355 

T7 State  Department  of  Finance. 

2/  Sonoma  County  Planning  Department  t'1978  estimate  by  Keyser  Marston 


Associates,  Inc.,  based  on  interpolation  of  1975-1980  datal. 

3/  ABAG  figures  adjusted  to  conform  to  census  tracts  in  trade  area. 
4/  Interpolation  of  1480  and  1990  data. 

Source:  Association  of  Bay  Area  Governments,  1975  Data  Base, 

Revised  Projections,  March  15,  1978. 


2.234  Key  demographics  for  the  Trade  Area,  City  of  Novato,  and  the  San 
Franc isco-Oakl and  SMSA  are  presented  in  Table  16.  As  shown,  the  Trtide  Area 
and  the  City  of  Novato  are  more  affluent,  have  attained  higher  educational 
levels,  and  account  for  a  higher  proportion  of  professional  and  managerial 
personnel  than  the  San  Francisco-Oakland  SMSA.  Professional,  managerial,  and 
clerical  workers  represented  almost  60%  of  the  total  employed  work  force  for 
the  trade  area  in  1970. 
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TABLE  16 


DEMOGRAPHIC  CHARACTERISTICS 


City  of 

San  Francisco- 

Income  -  1978 

Trade  Area 

Novato 

Oakland  SMSA  1/ 

Family  Income 

Under  -  $10,000 

13.8% 

9.4% 

16.5% 

$10,000  -  $  14, 9pq 

12.3% 

13.6% 

14.5% 

$15,000  -  $24,999 

34.3% 

35.8% 

37.5% 

$25,000  -  $49,999 

32.2% 

37.2  % 

26.6% 

$50,000  plus 

7.5% 

4.1% 

5.0% 

Average  Household  Income 

$22,400 

$22,800 

$18,800 

Per  Capita  Income 

$  8,200 

$  7,000 

$  7,500 

Education/Population  Age  25+  -  1970 

Any  College 

43.9% 

36.0% 

33.4% 

Median  School  Years 

12.8% 

12.7% 

12.5% 

Occupation  -  1970 

Pro  f essi onal /Techn ical 

22.7% 

17.9% 

18.4% 

Manager /Proprietor 

14.8% 

11.8% 

9.8% 

Clerical 

18.7% 

21.2% 

23.2% 

Sales 

10.8% 

10.3% 

8.4% 

Crafts 

9.9% 

12.0% 

12.2% 

Operators 

6.5% 

7.7% 

11.3% 

Service 

12.3% 

15.8% 

12.6% 

Laborer 

3.4% 

3.1% 

3.9% 

Farm  Worker 

0.9% 

0.3% 

0.3% 

Race 

Black 

2.1% 

3.3% 

10.6% 

Mexi can-Ameri can 

5.8% 

5.9% 

11.7% 

Other  Minority 

1.7% 

1.8% 

6.6% 

Caucasian 

90.4% 

89.0% 

71.1% 

17  Standard  Metropolitan  Statistical  Area,  consisting  of  the  counties  of 


San  Francisco,  Alameda,  Contra  Costa,  San  Mateo,  and  Marin. 

Source:  Urban  Decision  Systems,  Inc. 

Keyser  Marston  Associates,  Inc. 
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2.235  The  current  condition  of  housing  and  housing  availability  in  Novato  may 
be  generally  classified  as  expensive  and  limited.  As  of  October  1978  the 
average  single  family  house  price  was  $100,600  in  Novato  (ETP,  1979).  The 
Novato  Sanitarv  District's  treatment  plant  only  has  the  capacity  for  500  addi¬ 
tional  single-family  dwelling  unit  equivalent  connections  per  year  until  1981. 

2.236  Impacts . 


2.237  Alternative  #1.  No  change. 

2.238  Alternative  #2R.  The  impact  on  population  is  expected  to  be  slight  for 
this  alternative.  The  types  of  jobs  provided  by  a  regional  shopping  center 
are  related  to  population  impacts.  Historically  about  75  percent  of  shopping 
center  employees  are  unskilled  or  semi-skilled  with  spouses  of  working  resi¬ 
dents  supplementing  family  income,  and  youths,  of  both  high  school  and  college 
age,  accounting  for  the  majority  of  this  employment  category.  A  limited  num¬ 
ber  of  professional  and  managerial  employment  would  result  from  the  shopping 
center.  Since  few  of  the  shopping  center  employees  would  be  career  sales 
people  who  are  the  primary  source  of  family  income  and  since  housing  costs 
would  be  prohibitively  expensive  for  this  category  of  employees,  the  reloca¬ 
tion  of  shopping  center  employees  to  Novato  would  be  minimal.  As  an  example, 
major  retailers  at  Northgate  Shopping  Center  and  at  the  Hilltop  Center  in 
Richmond  have  not  experienced  an  influx  of  their  out-of-area  employees  into 
the  vicinity  of  the  centers  (EIP,  1°79). 

2.239  The  proposed  shopping  center  would  provide  for  about  2,000  permanent 
jobs  based  on  one  employee  per  500  square  feet  of  building  area.  Most  of  the 
jobs  would  be  for  retail  personnel,  with  jobs  also  available  for  cooks, 
clerks,  janitors,  security  guards  and  others.  Since  youths  and  spouses  com¬ 
prise  the  largest  share  of  the  county's  unemployed  and  underemployed  popula¬ 
tion  the  shopping  center  would  provide  job  opportunities  for  the  unskilled  and 
semi-skilled  members  of  the  unemployed  work  force  as  well  as  "clear"  part-time 
positions.  Development  of  the  project  would  generate  550-600  person  years  of 
employment  in  the  construction  trades. 

2.240  The  proposed  project  does  not  include  any  housing  and  no  displacement 
of  residents  from  the  site  would  occur  when  development  is  fully  realized. 
Since  most  of  the  nearly  2,000  job9  created  by  the  proposed  project  would  be 
filled  by  youths  and  spouses  supplementing  the  family  income,  few  prospective 
employees  are  expected  to  relocate  to  Novato.  Managerial  and  professional 
employees  would  probably  relocate  to  the  immediate  area. 

2.241  Alternative  #3.  Same  as  Alternative  #2R. 

2.242  Alternative  #4.  Population  and  housing  impacts  would  generally  be 
similar  to  Alternative  #2R  given  the  cost  of  housing  and  the  management 
policies  that  regulate  and  limit  growth.  In  addition  to  the  approximately 
2,000  jobs  created  by  the  shopping  center,  jobs  would  be  created  in  response 
to  the  industrial  development  of  the  southerly  92  acres.  The  number  of  jobs 
associated  with  the  92  acres  would  depend  on  the  type  of  industrial  develop¬ 
ment,  e.g.,  manufacturing,  warehousing,  professional  and  administrative 
offices,  laboratories. 

2.243  Alternative  #5.  Same  as  Alternative  #2R. 
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2.244  LAND  USE  PLANS /POLICIES 


2.245  Present  Conditions. 


2.246  Alternatives  #1-4.  The  site  is  presently  vacant  hut  has  been  used  for 
many  years  for  grazing  and  fodder  production.  Some  flood  control  construction 
in  the  form  of  the  Lynwood  Slough,  weirs  and  a  flood  gate  is  evident. 

2.247  Immediately  adjacent  to  the  eastern  boundary  of  the  proposed  shopping 
center  development  is  the  Northwestern  Pacific  Railroad,  beyond  which  is  re¬ 
claimed  marsh  and  agricultural  land.  To  the  north  of  the  site,  on  Redwood 
Boulevard,  is  an  area  of  mixed  commercial/residential  development  including 
car  sales,  boat  sales,  a  hardwood  store,  restaurants,  a  trailer  park  and 
apartments.  To  the  west  of  the  site,  beyond  Highway  101  is  a  residential  area 
of  both  single  family  homes  and  condominium  development.  To  the  south,  beyond 
Highway  37,  is  an  area  used  for  dry  grazing. 

2.248  Federal  Wetland  and  Flood  Plain  Policies.  As  described  in  paragraph 
1.30ff  Federal  policy  discourages  destruction  of  wetlands  and  modification  of 
flood  plains  for  Federal  projects  and  federally  permitted  projects.  Alter¬ 
natives  #1-4  are  all  located  within  the  100-year  flood  plain  (Plate  4)  and 
Alternatives  #2R  and  #4  are  located  in  a  wetland  area. 

2.249  State  Wetland  Policy.  As  stated  in  paragraph  1.33,  the  State  Resources 
Agency  has  determined  that  the  State  Wetlands  Policy  does  not  apply  to  the 
project  area. 

2.250  City  of  Novato.  The  Novato  General  Plan  (amended  December  1978)  states 
the  following  land  use  goals: 

"The  City  shall  put  the  land  to  its  best  use  for  the  long-term  benefit  of  the 
existing  and  future  residents,  including  better  economic  balance  by  creating  a 
greater  number  of  jobs  in  the  community." 

"In  making  land  use  decisions,  including  location,  timing,  density,  intensity, 
and  design,  the  City  shall  be  guided  by  the  following  considerations: 

a.  Efficient  utilization  of  existing  public  facilities  (roads,  tran¬ 
sit,  schools,  utilities,  etc.). 

b.  Efficient  utilization  of  existing  private  facilities  (shopping 
centers,  medical  facilities,  employment  locations,  etc.). 

c.  Adopted  programs  or  expansion  plans  of  utilities  and  other  service 
agencies. 

d.  Minimizing  auto  traffic  and  availability  of  public  transportation. 

e.  The  level  of  available  or  budgeted  fire  protection  service. 

f.  Natural  hazards,  including  geologic,  seismic,  fire  and  flood. 
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g.  Financial  impacts  on  the  tax  base  and  service  responsibilities  of 
the  City  and  other  public  agencies. 

h.  Other  considerations  not  listed  above  which  mav  be  pertinent  for 
any  particular  case. 

i.  Maintaining  and  improving  the  social  and  economic  stability  of 
existing  neighborhoods. 

2.241  Additional  land  use  policies  of  relevance  to  the  development  are: 

a.  Comnercial  and  industrial  uses  shall  be  located  to  minimize  truck 
traffic  on  City  streets. 

b.  Convenience  shopping  should  be  located  in  neighborhoods;  other 
stores  and  services  should  be  encouraged  to  be  located  downtown,  or  where 
demonstrable  need  can  be  proven. 

c.  Highway  (freeway)  oriented  contmerical  facilities  should  be  en¬ 
couraged  in  existing  commerical  areas  in  accordance  with  the  Land  Use  Element 
Map. 


d.  Appropriate  buffers  shall  be  provided  between  residential  neigh¬ 
borhoods  and  commerical  or  industrial  development. 

2.252  The  Conservation  and  Open  Space  Element  of  the  General  Plan  provides 
that; 


a.  The  City  shall  not  permit  excessive  grading,  particularly  canyon 
fills,  sidehill  cuts,  and  "daylighting”  (grading  of  the  top)  of  ridges  and 
knoll 8,  for  development  purposes. 

b.  Open  Space  -  The  City  shall  assist  neighborhood  residents  in 
creating  "neighborhood  identity  buffers"  and  connecting  greenways". 

2.253  Land  Use  Designations.  The  protect  area  north  of  Lynwood  Slough  is 
zoned  for  commerical  uses  (C-P).  The  area  south  of  Lynwood  Slough  is  zoned 
for  industry  (M-P).  Uses  permitted  for  these  areas  are  described  as  follows; 

C-P;  "retail  sales  and  personal  service  uses  normal  to  the  comnercial 
core  of  the  community  which  are  conducted  entirely  within  a  closed  structure 
and  are  compatible  with  surrounding  traffic  patterns,  office  and  professional 
service  uses,  multiple-residential  and  transient  residential  uses." 

M-P;  "temporary  short-term,  open  land  uses  which  do  not  involve 
permanent  physical  improvements  to  the  property,  industrial  and  manufacturing 
uses,  laboratories,  sale  or  repair  of  industrial  or  manufacturing  equipment, 
warehousing,  wholesale  distribution  or  storage  uses,  small  retail  and/or  ser¬ 
vice  comnerical  uses." 

2.254  County  of  Marin.  The  Marin  Countywide  Plan  (1973)  designates  most  of 
the  study  area  as  urban  open  space  and  the  remainder  as  developable.  The  plan 
provides  a  general  guide  for  the  preparation  of  more  detailed  local  plans.  It 
does  not  replace  or  substitute  for  local  plans. 
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2.255  In  the  plan,  downtown  Novato  is  defined  as  a  county-wide  activity 
center  which  includes  a  future  regional-level  shopping  center,  the  plan 
suggests  strengthening  the  downtown  center  by  prohibiting  anything  except 
local  retail  facilities  in  other  parts  of  Novato. 

2.256  Association  of  Bay  Area  Governments  (ABAC).  ABAG  is  a  voluntary 
council  of  local  governments  formed  to  meet  regional  problems  by  cooperative 
action  of  cities  and  counties.  ABAG's  Regional  Plan  1070-1990  designates 
Novato  as  a  coimnunity  center  and  as  such  should  center  around  a  core  of  in¬ 
tense  activity  where  commercial,  governmental,  cultural,  recreational,  health 
and  educational  services  are  provided.  The  plan  also  contains  comments  about 
subregional  planning  areas.  The  project  site  is  designated  for  predominantly 
basic  employment. 

2.257  A1 ternative  #5 .  The  study  area  is  mostly  open  space  with  some  build¬ 
ings  on  the  southeast  portions  and  amunition  storage  facilities  in  the  north, 
"he  surrounding  land  contains  Army,  Navy,  and  Coast  Guard  Facilities  including 
an  8,000  foot  long  air  strip.  The  property  is  wholly  within  the  boundaries  of 
the  City  of  Novato.  The  Hamilton  Base  site  represents  one  of  the  larger  land 
holdings  potentially  on  the  market  in  the  urban  corridor  of  Marin  County. 

2.258  Federal  Government .  In  March  of  1976  the  General  Services  Administra¬ 
tion  (GSaV  declared  certain  portions  of  the  base  (approximately  1650  acres)  to 
be  excess  government  property.  Recently  GSA  completed  a  study  of  alternative 
uses  of  the  site.  A  Memorandum  of  Decision  for  disposal  and  use  of  Federal 
property  at  Hamilton  Air  Force  Base  was  released  on  24  June  1980.  The  docu¬ 
ment  determined  that  most  of  the  lowland  portion  of  the  site  woiuld  be  trans¬ 
ferred  to  the  U.S.  Fish  and  Wildlife  Service  to  become  part  of  a  wildlife 
preserve,  and  most  of  the  upland  portion  would  be  sold  to  the  City  of  Novato 
and  Marin  County  for  future  development  as  planned  by  those  agencies. 

2.259  Portions  of  the  study  area  are  within  the  flood  plain  of  the  100-year 
flood.  Federal  policy  on  regulatory  permits  discourages  development  in  the 
flood  plain. 

2.260  City  of  Novato.  The  General  Plan  indicates  that  the  citizens  and 
official  agencies  have  expressed  strong  opposition  to  future  aviation  use, 
based  on  possible  economic  liabilities,  uncertainty  of  local  control,  and 
potential  environmental  impact.  In  recognition  of  that  opposition,  the  City's 
policy  is  to  achieve  nonaviation  uses.  The  City  will  develop  policies  and 
programs's  to  maximize  the  public  benefit  from  this  area. 

2.261  San  Francisco  Bay  Conservation  and  Development  Commission  (BCDC). 

BCDC'8  San  Francisco  Bay  Plan  states  that  when  the  Hamilton  Air  Force  Base  is 
not  needed  by  the  Air  Force,  the  "site  should  be  evaluated  for  commerical  or 
industrial  airport  use  as  part  of  regional  airport  system  study;  keep  runway 
approach  and  take  off  areas  clear  of  tall  structures  and  incompatible  uses." 
BCDC  may  revise  this  designation  pending  the  results  of  the  current  study  by 
the  North  Bay  Aviation  Policy  Subcommittee  of  the  Metropolitan  Transportation 
Commission  (MTC)  of  future  aviation  needs  in  north  San  Francisco  Bay.  The 
study  is  scheduled  to  be  completed  by  August  1980. 
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2.262  BCDC's  jurisdiction  extends  100  feet  inland  from  the  line  of  highest 
tidal  action,  therefore  the  regional  shopping  center  site  is  outside  BODC 
iurisdiction. 

2.263  Association  of  Bay  Area  Governments  (ABAG).  Hamilton  Air  Force  Base  is 
one  of  four  possible  sites  proposed  bv  ABAG  and  the  Metropolitan  Transporta¬ 
tion  Commission  as  a  potential  regional  airport  for  the  north  bay*  Regional 
commerical  use  is  opposed  by  Marin  County. 

2.264  Impacts . 

2.265  Alternative  #1.  This  alternative  would  not  change  current  land  use  on 
the  site.  It  would  remain  as  open  space,  in  conflict  with  city  land  use  plans. 

2.266  Alternative  #2R.  This  alternative  would  convert  the  project  site  from 
open  space  to  commercial  use. 

2.267  Zoning.  This  alternative  would  require  an  amendment  to  the  Novato 
General  Plan  to  change  the  zoning  of  the  southern  92  acres  of  the  project  site 
from  industrial  use  (M-P)  to  commerical  use  (C-P).  The  City  of  Novato  is 
currently  considering  this  change.  Amending  the  General  Plan  requires  sub¬ 
mission  to  the  City  of  an  Environmental  Impact  Report  (EIR)  on  the  proposed 
project.  The  EIR  was  approved  by  the  City  Council  in  Resolution  #119-79  dated 
October  16,  1979.  The  proposed  use  is  compatible  with  the  current  zoning 
(C-P)  for  the  area  north  of  Lynwood  Slough. 

2.268  City.  This  alternative  would  provide  additional  employment  in  the 
Novato  area,  so  it  is  consistent  with  the  general  plan  in  this  respect.  The 
project  would  utilize  existing  highways  so  truck  traffic  on  city  streets  would 
be  minimized,  however,  the  project  as  designed  would  not  minimize  auto 
traffic,  nor  encourage  use  of  public  transportation,  but  auto  travel  to  more 
distant  shopping  centers  would  be  reduced. 

2.269  The  project  would  increase  the  City's  tax  base  as  described  in  para¬ 
graph  2.291.  Comparison  shopping  would  be  provided,  however,  it  would  not  be 
consistent  with  the  stated  city  goal  to  locate  commerical  facilities  in  down¬ 
town  Novato.  In  conversations  with  the  Novato  Planning  Department  it  has  been 
determined  that  there  is  a  lack  of  developable  land  sites  large  enough  to 
accomnodate  a  regional  shopping  center  downtown.  The  Hanna  Road  site  is  the 
closest  available  site  to  the  City  for  a  shopping  center. 

2.270  County .  Most  of  the  proposed  project  would  be  built  in  an  area  which 
has  been  recommended  by  the  county  to  remain  as  open  space.  The  proposed 
shopping  center  will  also  compete  with  a  small  number  of  shops  in  the  downtown 
area  in  conflict  with  the  recommendation  of  the  county  plan. 

2.271  ABAG .  This  alternative  would  be  consistent  with  the  concept  of  a 
city-centered  region  and  would  provide  additional  commerical  facilities,  and 
employment  opportunities  in  Novato. 

2.272  Alternative  #3.  Same  as  Alternative  #2R  except  that  a  zoning  change 
would  not  be  required  and  the  existing  wetland  would  be  preserved.  The 
southern  half  of  site  would  remain  open  space. 
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2.273  Alternative  #4.  Same  as  Alternative  #2R  above,  except  that  a  zoning 
change  would  not  be  required. 

2.274  Alternative  #5.  This  alternative  would  involve  construction  of  a 
77-acre  regional  shopping  center  in  what  is  now  primarily  open  space.  The 
Corps  is  considering  this  alternative  as  it  was  presented  in  Marin  Countv's 
1476  application  to  GSA.  Although  Marin  County's  application  has  been  with¬ 
drawn  a  regional  shopping  center  is  still  a  possibility  since  the  property 
will  be  sold  to  the  County  of  Marin  and  the  City  of  Novato.  Either  of  these 
agencies  may  allow  a  shopping  center  development  on  the  site.  However,  due  to 
institutional  constraints  and  the  time  required  to  provide  adequate  access  to 
the  site,  this  alternative  is  not  considered  feasible  at  this  time. 

2.275  City  of  Novato.  A  regional  shopping  center  on  this  site  would  conflict 
with  the  city's  goal  to  consolidate  comraerical  activity  downtown.  This  alter¬ 
native  would  create  competition  to  the  shops  in  the  downtown  area.  Surface 
street  traffic  through  Novato  would  not  be  increased  by  this  alternative. 
Extensive  grading  would  not  be  required. 

2.276  BCDC  and  ABAG.  This  alternative  would  not  affect  the  potential  for  a 
regional  airport  on  the  HAFB  site. 
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2.277  ECONOMICS 


2.278  Present  Conditions. 


2.279  Alternatives  #t-S.  There  are  basically  two  types  of  retailing: 
convenience  and  comparison  shopping.  Convenience  shopping  occurs  within  close 
proximity  to  one's  residence  and  consists  of  those  items  needed  on  a  regular 
basis  such  as  food  and  drug  items.  Comparison  shopping  involves  the  purchase 
of  items  from  a  selection  of  goods  which  are  usually  offered  in  several  dif¬ 
ferent  stores.  Comparison  goods  include  general  merchandise,  apparel,  furni¬ 
ture  and  miscellaneous  speciality  items.  The  market  area  for  a  comparsion 
shopping  retail  center  usually  extends  for  a  radius  of  8  to  10  miles  which  is 
much  larger  than  that  for  a  convenience  good  retail  center. 

2.280  There  are  three  basic  types  of  retail  concentrations:  the  neighborhood 
center,  the  community  center,  and  the  regional  center.  The  characteristics  of 
the  various  retail  concentrations  are  shown  in  Table  17.  An  example  of  the 
neighborhood  center  is  Pacheco  Plaza  in  Novato,  which  retails  primarily  con¬ 
venience  goods,  with  comparison  shopping  occupying  less  than  half  of  the  re¬ 
tail  area.  The  Nave  Shopping  Center  in  Novato  is  an  example  of  the  community 
center  type  of  retail  concentration.  Up  to  two-thirds  of  the  space  in  a 
community  center  can  be  used  for  comparison  shopping  and  the  major  tenant  is 
usually  a  variety,  discount  or  junior  department  store  or  a  major  convenience 
store  like  a  supermarket. 
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TABLE  17 


TYPES  OP  RETAIL  CONCENTRATIONS 


Neighborhood 

Center 

Coranunity 

Center 

Regional 

Center 

Major  Tenants 

Supermarket 
and/or  drug. 

Variety  store, 
discount,  or  junior 
department  store, 
supermarket . 

Two  or  more  full¬ 
line  department 
stores  of  at  least 
100,000  sq.  ft. 

Typical  Retail 
Area 

30,000-100,000 
Square  Feet . 

100,000-300,000 

Square  Feet. 

300,000-1,000,000+ 
Square  Feet . 

Usual  Minimum 
Site  Area 

3-5  Acres. 

10+  Acres. 

30-50+  Acres. 

Support 
tequi red 

5,000-25,000 

People. 

40,000-150,000 

People. 

150,000+ 

People. 

Typical  Draw 

1-2  Miles . 

3-5  Miles. 

8-10  Miles . 

Major  Type  of 
Goods  Offered 

Food,  drugs, 
liquor  and  ser¬ 
vices  such  as 
dry  cleaners  etc. 

General  merchandise 
small  appliances, 
food,  drugs,  apparel 
and  services. 

Department  store 
type  goods,  i.e., 
apparel,  furniture 
large  appliances, 
jewel ery,  sporting 
goods,  etc. 

Source:  Urban  Land  Institute,  Shopping  Center  Development  Handbook, 
Reyser  Marston  Associates,  Inc. 


2.281  The  bulk  of  comparison  shopping  is  done  at  regional  centers.  These 
regional  centers,  such  as  Northgate  Shopping  Center  in  San  Rafael,  can  vary  in 
size  from  300,000  to  over  1,000,000  square  feet  of  retail  area.  The  strength 
of  regional  centers  is  dependent  on  the  two  to  five  department  stores  that 
serve  as  anchors  to  the  shopping  complex. 

2.282  The  larger  retail  complexes  in  Marin  and  southern  Sonoma  Counties  are 
shown  in  Table  18  and  Plate  12,  along  with  proposed  major  projects.  The  major 
retail  center  nearest  to  the  site  is  downtown  Novato,  which  consists  of  a 
traditional  downtown  retail  area  on  Grant  Avenue  and  several  community 
shopping  centers  anchored  by  supermarkets,  super  drug  stores,  and  large 
women's  apparel  stores.  The  separate  retail  centers  in  the  downtown  do  not 
function  effectively  as  a  single  coherent  connerical  district  (EIP,  197*0. 
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2.283  Also,  shown  are  major  proposed  retail  projects  in  the  trade  area  ex¬ 
cluding  the  Novato  Center  project.  Of  the  four  proposed  projects,  two  (Marin 
Mall  and  Larkspur  Fashion  Mall,  were  rejected  by  the  City  Councils  of  Corte 
Madera  and  Larkspur  in  January,  1079.  However,  the  Citv  of  Corte  Madera  re¬ 
quested  the  developer  submit  a  reduced  plan  for  Marin  Mall.  A  reduced  plan 
indicating  approximately  400,000  square  feet  of  retail  space  has  been  prepared 
and  is  awaiting  local  approval.  The  remaining  proposed  projects  have  a  com¬ 
bined  retail  area  of  890,000  square  feet  of  which  approximately  780,000  square 
feet  would  be  devoted  to  comparison  goods  space.  Of  the  780,000  square  feet 
perhaps  440,000  square  feet  would  be  for  department  stores. 

2.284  Sales  trends  for  Marin  and  southern  Sonoma  County  are  shown  in  Tables 
19  and  20.  The  general  conclusion  is  that  sales  trends  for  the  trade  area 
compare  favorably  in  the  1970-1977  period  to  sales  trends  in  the  SMSA.  For 
the  entire  trade  area  and  for  all  taxable  retail  goods,  sales  increased  38% 
from  1970  to  1977,  compared  to  19%  for  the  SMSA,  in  constant  1976  dollars. 
Table  20  shows  the  1970-1977  trend  in  taxable  retail  sales  for  comparison 
goods  in  the  trade  area.  The  table  indicates  a  real  (non-inflationary)  growth 
of  $63.6  million  in  sales  of  these  items  in  the  trade  area  since  1970,  a  rate 
of  increase  of  4.7%  annually.  Based  on  first  quarter  1978  results,  1978  sales 
are  estimated  at  about  $245  million  (Keyser  Marston  Associates,  Tnc.,  19783. 

2.285  Calculation  of  retail  potential  is  based  on  the  dollar  expenditures  for 
comparison  type  retail  goods  in  the  trade  area.  These  expenditures  were  esti¬ 
mated  by  comparing  per  capita  incomes  in  the  trade  area  with  incomes  in  the 
entire  San  Francisco  -  Oakland  SMSA  and  adjusting  per  capita  sales  in  the  SMSA 
to  reflect  the  incomes  in  the  trade  area.  Fer  capita  income  in  the  SMSA  is 
$7,500  compared  to  $8,200  in  the  trade  area.  Per  capita  comparison  goods  sales 
in  1978  for  the  SMSA  were  estimated  at  $1,040.  The  1978  per  capita  expendi¬ 
ture  level  in  the  trade  area  is  estimated  at  $1,200,  based  on  a  similar  ratio 
of  expenditures  for  these  types  of  retail  goods  to  per  capita  income. 
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MARIN  ANT)  SOUTHERN  SONOMA  COUNTY 
LARGER  RETAIL  COMPLEXES 
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MARTN  AND  SOUTHERN  SONOMA  COUNTY 
LARGER  RETAIL  COMPLEXES 
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TABLE  19 


NUMBER  OF 

OUTLETS 

AND  TAXABLE 

RETAIL  SALES 

Outlets 

Sales 

1970 

1977 

XChange 

1970 

1977 

TOhange 

(S000 

*s  1976) 

Marin  County 

1,684 

2,314 

37.4 

401,800 

546,400 

36.  ) 

City  of  Novato 

071) 

(242) 

C41 . 5) 

144,200) 

(69,000) 

(56.1) 

Southern  Sonoma 

3  AO 

485 

Nj?  34.7*  * 

71,200 

106,700 

49.9 

County 

¥ 

Petaluma 

(  262  ) 

(343) 

(30.9) 

(57,400) 

(84,000) 

(46.3) 

Sonoma 

(  98) 

(142) 

(44.9) 

0  3,800) 

(  22, 700) 

(64.5) 

Trade  Area  Total 

2,044 

2,799 

36.9 

473,000 

653,100 

38.1 

Sar  Francisco 

SMSA 

26,917 

28,566 

10.2  6 

,596,900  7, 

867,000 

19.1 

Note:  For  the  purpose  of  comparability,  sales  totals  exclude  sales  bv  service 


stations;  the  state  gasoline  sales  tax  became  effective  in  l°72. 

Source:  California  State  Board  of  Equalization 
Keyser  Marston  Associates,  Inc. 

TABLE  20 

MARIN  AND  SOUTHERN  SONOMA  COUNTIES 
TAXABLE  RETAIL  SALES /COMPARISON  GOODS 


( $000 ' s 

1976) 

Store  Type 

1970 

1977 

Change,  1970-1977 
($000 's')  Annual*  f978~rEst7T 

Apparel 

$31, 600 

$42,200 

$10, -»oo 

4.3 

$46,000 

General  Merchandise 

69,800 

90,  500 

20,700 

3.8 

95,000 

Furniture,  Horae  Fum 

.  25,200 

36,500 

11,300 

5.4 

39,000 

Specialty 

41,500 

62,400 

20,900 

6.0 

66,000 

TOTAL  COMPARISON 
GOODS 

$168,000 

$231,600 

$63,600 

4.7 

$245,000 

Source : California  State  of  Board  of  Equalisation 


Keyser  Marston  Associates,  Inc. 
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MICROCOPY  RESOLUTION  TEST  CHART 

NATIONAL  HUKIAIJ  Of  STANDARDS  l%.<  A 


2.286  Table  21  provides  a  residual  analysis  of  comparison  Rood*  retail  poten¬ 
tial  in  the  trade  area  from  1978  to  1990.  In  a  residual  analysis,  present 
sales  are  deducted  froa  the  potential  in  the  trade  area  to  provide  an  estimate 
of  the  absorptive  capacity  of  the  market  for  new  retail  space.  As  noted  in 
the  table,  present  market  demand  warrants  the  addition  of  700,000  sq.  ft.  of 
comparison  goods  retail  space  in  the  trade  area,  increasing  to  1,100,000  sq. 
ft.  in  1980,  1,600,000  sq.  ft.  in  1985  and  2,300,000  sq.  ft.  in  1990.  In 
summary,  the  analysis  indicates  potential  sufficient  to  support  one  major 
regional  shopping  center  of  approximately  1,000,000  sq.  ft.  by  1980  or  two 
smaller  centers  (Keys er  Marston  Associates,  Inc.,  19781. 

2.287  An  important  consideration  is  the  availability  of  major  department 
stores  to  anchor  regional  shopping  center  projects.  Table  22  shows  major 
tenant  availability  for  regional  shopping  centers  in  the  trade  area.  It  is 
concluded  that  there  are  a  sufficient  number  of  retailers  under-represented  or 
unrepresented  to  anchor  two  major  regional  centers  or  a  greater  number  of 
smaller  centers  to  include  expansions  of  existing  centers  (EIP,  1979). 

2.288  Impacts . 

2.289  Alternative  #1.  No  impact. 

7.290  Alternative  #2R.  The  establishment  of  a  regional  shopping  center  would 
affect  the  potential  sales  of  existing  commercial  establishments  in  downtown 
Novato.  The  downtown  retailing  area  of  Novato  is  generally  considered  to  be 
Grant  Avenue,  east  and  west  of  North  Redwood  which  has  a  number  of  small  com¬ 
parison  goods  stores.  Novato  does  not  have  any  major  department  stores  or  a 
unified  shopping  district.  The  trade  area  of  downtown  Novato  and  the  proposed 
regional  shopping  center  would  overlap  with  a  more  extensive  array  of  goods 
offered  at  the  proposed  shopping  center  project.  It  is  estimated  that  about 
15  stores  on  Grand  Avenue  could  be  at  a  substantial  competitive  disadvantage 
with  development  of  the  proposed  project.  Impacts  on  the  community  shopping 
areas  in  downtown  Novato  would  be  slight  owing  to  the  absence  in  these  areas 
of  a  significant  amount  of  comparison  goods  retail  space.  Two  large  women's 
apparel  stores  which  are  major  tenants  at  these  centers  would  be  adversely 
affected  since  the  proposed  project  would  provide  a  greater  opportunity  to 
comparison  shop  in  these  merchandise  lines  (Keyser  Marston  Associates,  Inc., 
1978).  The  adverse  effect  on  the  downtown  stores  would  be  the  greatest  during 
the  first  few  years  of  the  proposed  project's  existence.  Following  this, 
population  and  real  income  growth  would  serve  to  increase  the  sales  of  all 
existing  establishments.  It  is  not  expected  that  the  proposed  project  would 
cause  existing  establishments  to  be  nonviable  since  there  is  an  existing 
demand  for  a  regional  shopping  center. 
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TABLE  21 


MARIN  AND  SOUTHERN  SONOMA  COUNTY 
COMPARISON  GOODS  POTENTIAL 
OTHER  STORES 
(Sq.  Pt.) 


1.978 

1980 

1985 

1090 

Total  Residual  Potential 
for  Comparsion  Goods 

700,000 

1,100,000 

1,600,000 

2,300,000 

Department  Store 

Residual  Potential 

400,000 

600,000 

700,000 

1,000,000 

Other  Comparsion  Goods 
Stores  Residual 
Potential 

.300,000 

500,000 

900,000 

1,300,000 

Source:  Keyser  Marston 

Associates , 

Inc . 

BA 


a 


I 


TABLE  22 


MAJOR  DEPARTMENT  STORE 
REPRESENTATION  IN  TRADE  AREA 


Fully 

Represented 
in  Trade  Area 

Under- 
Represented 
in  Trade  Area 

Unrepresented 
in  Trade  Area 

Bullock' s 

X 

The  Emporium 

X 

Liberty  House 

X 

Macy' s 

X 

J.  C.  Penny 

X 

Sears 

X 

Montgomery  Ward 

X 

Mervyn'  8 

X 

Fashion  Specialty  Stores 


Saks  X 

J.  Magnin  X 

T.  Magnin  X 

Nordstrom  XI/ 

Neiman  Marcus  X  1/ 


17  Unrepresented  in  Northern  California. 
Source:  Keyset  Marston  Associates,  Inc. 
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2.291  The  fiscal  impact  of  the  proposed  project  on  the  City  of  Novato  is 
shown  in  Table  23.  The  annual  revenues  and  costs  shown  in  the  table  represent 
a  shopping  center  that  has  opened  and  stabilized  its  sales  volume  three  years 
after  starting  operation.  Annual  gross  revenues  in  1978  dollars  are  estimated 
at  $910,000  with  estimated  increased  City  costs  of  $720,000.  The  City  of 
Novato  would  realize  a  surplus  of  revenues  over  costs  of  about  $700,000.  This 
table  assumes  that  tax  revenues  will  be  distributed  under  the  current  formu¬ 
las.  It  should  be  noted  that  redistribution  of  these  revenues,  due  to  revised 
formulas,  would  change  the  estimates. 

2.292  In  addition  to  the  City  of  Novato,  other  County  entities  would  receive 
property  tax  revenues  from  the  proposed  project.  Total  property  tax  revenues 
to  all  Marin  County  entities  due  to  the  proposed  project  at  full  development 
would  be  about  $700,000  annually  with  the  County  receiving  about  $140,000 
annually. 

2.293  Alternative  #3.  Same  as  Alternative  #2R. 

2.294  Alternative  #4.  The  northern  portion  of  the  site,  zoned  C-P,  has  the 
potential  for  use  as  retail  sales/personal  services,  office/professional  ser¬ 
vice,  and  transient  residential.  Market  support  is  rated  highly  favorable  for 
:he  retail  sales /personal  services  due  to  the  shortage  of  retail  space  in  the 
trade  area.  When  considering  a  regional  shopping  center  the  impact  would  be 
•the  same  as  Alternative  #2R.  Office/professional  service  use  is  rated  as  poor 
due  to  the  following  reasons:  (1)  Marin  County  has  yet  to  establish  itself  as 
a  major  office  center;  (2)  projects  proposed  or  under  construction  elsewhere 
In  the  County  will  absorb  most  of  the  projected  demand;  (3)  the  site  is  not 
part  of  or  adjacent  to  an  established  office  center;  and  (4)  the  site  does  not 
enjoy  unusual  visual  or  other  amenities  in  comparison  to  other  available  sites 
(EIP,  1979).  The  transient  residential  use  also  does  not  appear  to  be  favor¬ 
able  due  to  the  following:  (1)  business  would  be  almost  entirely  dependent 
upon  the  transient  business  traveler  since  there  is  no  major  tourist  attrac¬ 
tion  or  convention  facility  near  the  site;  (2)  unusually  favorable  amenity 
factors  are  absent;  and  (3)  present  major  facilities  in  Marin  County  are 
achieving  unexceptional  annual  occupancy  rates,  with  substantial  vacancy  in 
the  winter  months  (EIP,  1979). 
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TABLE  23 


CITY  OF  NOVATO 

ESTIMATED  ANNUAL  REVENUES  AND  COSTS 
NOVATO  REGIONAL  SHOPPING  CENTER 
(1978  Dollars) 


Revenues 


Property  Tax  1 /  $  10,000 
Business  License  Fees  2/  10,000 
Retail  Sales  Tax  3/  ~  850,000 
Cigarette  Tax  4/  40, 000 


Total  $910,000 

Costs 

Public  Works  5/  $  40,000 

Fire  6 f  Minimal 

Police  7/  180,000 


Total  $220,000 


Revenue  Surplus  about  $700,000 

T7  Assumes  market  valuation  of  $70/sq.  ft.,  with  City  of  Novato 
share  of  proceeds  as  per  8/13/78  memorandum  from  Marin  County 
Auditor-Controller  to  all  taxing  entities  in  Marin  County. 

2 /  As  per  fee  schedule  supplied  by  City  of  Novato. 

2/  Assumes  stabilised  taxable  sales  volume  of  $90  million  x  City 
share  of  sales  tax  receipts  (or  .95%  of  $R0M). 

kj  Estimate,  based  on  relation  between  cigarette  and  sales  tax 

receipts,  City  of  Novato,  adjusted  by  Keyser  Marston  Associates,  Inc. 

V  Based  on  cost  estimates  provided  by  City  of  Novato  Department,  of 
Public  Works  (communication  of  10/31/78). 

6/  Based  on  written  communication  with  Novato  Fire  Protection  District 
(11/14/78). 

7/  Based  on  discussion  with  Novato  Crime  Prevention  Department 

(11/29/78);  estimate  assumes  amortization  of  $40,000  of  one-tine 
costs  at  annual  constant  of  .10. 


Source:  Keyser  Marston  Associates,  Inc. 


2.295  The  southern  portion  of  the  site,  zoned  M-P,  permits  a  range  of 
industrial/warehouse  uses.  These  uses  would  be  attractive  for  the  following 
reasons:  (1)  the  site  has  good  exposure  and  access;  (2)  land  costs  are  more 
favorable  in  northern  Marin  County  compared  to  the  major  industral  concentra¬ 
tion  in  the  vicinity  of  the  Highway  101-17  interchange;  and  (3)  most  of  the 
space  in  existing  industrial  parks  has  been  absorbed.  Potential  at  the  site 
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mav  be  viewed  against  the  background  of  recent  countvwide  absorption  of  25 
acres  per  year  of  industrial  land  in  the  major  parks,  and  long  term  absorption 
trends  of  10  acres  per  year.  Most  of  the  industries  would  be  small  space 
users,  not  transportation  intensive,  such  as  light  manufacturing,  research  and 
development,  local  distribution  and  office  related  concerns. 

2.2%  Alternative  #5.  Similar  to  Alternative  #2R. 


2.297 


PUBLIC  SERVICE /UTILITIES 


2.298  Present  Condi tions/Impacts  of  Alternatives. 

2.299  Police. 

2.300  Alternative  #1.  Selection  of  Alternative  #1  would  result  in  no  addi¬ 
tional  need  for  any  public  services  and  utilities.  Present  police,  fire  and 
emergency  coverage  and  the  existing  storm  drainage  system  are  sufficient  to 
serve  the  site  in  its  present  undeveloped  state,  without  any  additional  public 
expense.  No  further  discussion  of  this  alternative  will  be  made  in  the 
remainder  of  this  section  since  no  changes  in  this  area  of  concern  are 
anticipated. 


2.301  Alternative  #2R.  Selection  of  this  alternative  would  require  addi¬ 
tional  police  services  as  estimated  below: 


Personnel 

(Incl.  Training  &  Equipment) 


Equi pment 


2.7  Patrol  Officers  ^$27,447  Per  Person 

($74,107) 

1  Support  Service  Person  @$12,248 

1  Investigator  @$27,447 


1  Marked  Patrol  Unit  @$20,589 
1  Plain  Patrol  Unit  @$11,723 
1  Portable  Radio  @$  2,014 


Total  $108,802 


Total  $34,326 


(EIP,  1979) 


2.302  The  above  personnel  and  equipment  (total  cost  -  $143,128)  would  be  used 
to  handle  such  activities  as  shoplifting,  burglary,  grand  theft,  and  bad 
checks.  This  figure  represents  approximately  10%  of  the  annual  police  bud¬ 
get.  The  additional  officers  would  also  likely  provide  some  traffic  control 
during  peak  traffic  periods  or  for  accidents,  and  patrol  the  city  streets 
around  the  project.  Response  to  accidents  and  other  emergency  situations  both 
on  the  project  site  and  on  city  streets  would  also  require  the  services  of 
medical  emergency  personnel,  usually  the  fire  department. 


2.303  Under  Alternative  #2R  the  shopping  center  itself  would  provide  its  own 
security  personnel  for  internal  traffic  control  and  crime  prevention.  Since 
these  persons  would  not  be  law  enforcement  officers,  all  security  would  have 
to  be  coordinated  with  the  Novato  Police  Department.  The  applicant  has  pro¬ 
posed  an  off-premise  control  security  alarm  system,  which  would  contact  the 
Novato  Police  Department  upon  verification  of  unauthorized  entry.  This  system 
should  reduce  public  and  private  personnel  needs  and  costs  to  protect  property 
during  non-business  hours. 

2.304  The  California  Highway  Patrol  would  be  responsible  for  normal  patrol 
duties  along  U.S.  101  and  Highway  37  and  the  on  and  off  ramps  to  these  routes. 


2.305  Alternative  #3.  Selection  of  this  alternative  would  create  demand  for 
additional  police  services  similar  to  Alternative  #2R.  Securitv  measures 
similar  to  those  of  Alternative  #2R  would  also  likely  be  utilized  in  this 
development  plan  to  reduce  the  need  for  police  services. 

2.306  Alternative  #4.  Selection  of  this  alternative  would  create  increased 
demand  for  additional  police  services.  The  retail  portion  of  the  development 
plan  would  likely  require  the  equivalent  amount  of  police  services  as  Alterna¬ 
tive  #2R.  Demand  for  such  services  in  the  industrial  southern  portion  of  the 
development  would  require  additional  police  services.  The  amount  of  the  new 
services  required  would  depend  upon  the  type  and  number  of  business  firms  and 
the  degree  of  private  security  provided  by  the  firms. 

2.307  Alternative  #5 .  Additional  police  services  for  this  alternative  would 
be  needed  to  perform  the  same  function  as  described  in  Alternative  #2R.  Esti¬ 
mated  police  manning  requirements  and  costs  are  itemized  below,  given  a  devel¬ 
opment  of  about  the  same  size  and  type  (a  70+  acre  regional  shopping  center): 

Personnel  Equipment 

(Including  Training  &  Equipment)  (Support) 

3  Sworn  Officers  @$23,400  ■  $70,200  1  Patrol  Unit  @$16, 500  ea 

1  Support  Person  @$12, 000  *  $12,000 

Total  $82,200  Total  $16,500 

(Adapted  from  A.D.  Little,  1079;  unit  costs  differ  from  those  shown  in 
Alternative  #2R  as  different  sources  were  consulted.) 

2.308  The  annual  total  costs  of  these  police  services  are  estimated  to  be 
about  $98,700  (in  1978  dollars).  Private  security  measures  similar  to  those 
proposed  in  Alternative  #2R  would  probably  be  used  in  this  development  plan, 
reducing  the  demand  for  increased  police  services. 

2. 309  Fire  Protection. 

2.310  Alternative  #1.  No  change. 

2.311  Alternative  #2R.  The  Novato  Fire  Protection  District  would  be  respon¬ 
sible  for  providing  fire-fighting  and  rescue  service  for  this  development 
plan.  The  district  has  indicated  that  no  expansion  of  service  is  expected  for 
this  development,  due  to  budgetary  restrictions  brought  about  by  the  1978 
passage  of  Proposition  13.  To  aid  in  improving  fire-fighting  ability  and  in 
fire  prevention,  an  automatic  sprinkler  system  with  radio  alarm  boxes  would  be 
required  by  the  district  and  to  comply  with  fire  insurance  company  require¬ 
ments  . 

2.312  Alternative  #3.  The  same  requirements  for  fire-prevention  and  fire¬ 
fighting  devices  would  apply  for  this  alternative.  Even  though  Alternative  #3 
is  smaller  in  areal  extent  than  Alternative  #2R,  potential  need  for  fire  and 
rescue  services  would  likely  be  the  same  since  construction,  design,  function, 
and  fire  risk  would  be  similar  for  both  alternatives. 
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2.313  Alternative  #4.  Since  this  alternative  involves  both  retail  and 
industrial  uses,  demand  for  services  would  both  increase  and  varv  depending 
upon  the  type  of  business,  products  and  potential  hazards.  Similar  demands 
for  fire  district  services  can  be  expected  in  the  northern  commercial  area  as 
described  for  Alternative  #3.  The  southern,  industrial  portion  of  this 
development  plan  mav  create  additional  fire  hazards  if  firms  located  in  the 
development  used  or  possessed  hazardous  or  flammable  materials  (light  indus¬ 
trial  zoning  would  likely  preclude  most  firms  using  such  risky  substances ). 

2.314  Alternative  #3.  Since  this  development  plan  envisions  a  similar  size 
and  type  of  project  to  that  of  Alternative  £3,  the  demand  for  fire  district 
services  is  expected  to  be  similar.  Estimated  additional  service  costs  to  the 
Novato  Fire  District,  should  it  assume  jurisdiction  over  the  base,  are 
$200,000  to  $230,000  in  annual  operating  costs  and  $123,000  in  initial  capital 
costs  (in  1078  dollars).  Access  and  emergency  response  time  may  be  greater 
than  for  Alternative  £2R,  unless  major  access  modifications  are  made  or  new 
fire  district  facilities  are  constructed.  Since  fire  service  is  currently 
supplied  by  the  O.S.  Government,  Hamilton  Air  Force  Base  fire  protection  re¬ 
sponsibility  would  have  to  be  assumed  by  either  the  County  of  Marin  or  the 
City  of  Novato.  Full  development  of  this  alternative  and  other  planned  in¬ 
dustrial  uses  on  the  base  would  require  construction  of  a  new  fire  station  on 
the  base.  The  foregoing  cost  figure  does  not  include  a  new  station. 

2.313  Water  Supply. 

7.316  Alternative  #1 .  No  Change. 

2.317  Alternative  #2R.  '’"lug  service  would  be  provided  bv  the  North  Marin 
Countv  Water  District.  The  district's  water  supply  comes  from  the  following 
two  sources:  20%  from  Stafford  Lake  and  the  remainder  from  the  Russian  River 
Aqueduct.  Based  upon  data  supplied  by  the  proponent  of  this  alternative, 
water  consumption  is  expected  to  he  as  follows: 


Irrigation 
Tenant  Spaces 
Department  Stores 


12.89  Acre  Feet  Per  Year 
24.13  Acre  Feet  Per  Year 
14.32  Acre  Feet  Per  Year 


Total  31.36  Acre  Feet  Per  Year  (16,743,000  Gallons) 


2.318  The  above  total  is  equivalent  to  the  amount  used  by  about  23  single 
family  dwellings  for  one  year.  The  district  does  not  foresee  anv  problems 
supplying  this  proposed  project  due  to  completion  of  the  new  Russian  River 
Aqueduct,  anticipated  use  of  water  from  Warm  Springs  Dam  beginning  in  1983, 
and  the  current  improved  rainfall.  Tn  the  event  of  failure  to  receive  water 
from  Warm  Springs  Dam  and  having  to  rely  on  current  sources,  the  District  has 
indicated  that  it  would  be  difficult  to  supply  the  new  development  with  suf¬ 
ficient  water  should  drought  conditions  reoccur. 

2.319  A1 ternative  *3.  Since  this  development  plan  would  be  smaller  (33  acres 
vs.  69  acres  for  Alternative  #2R)  but  the  same  type  of  development  as  Alterna¬ 
tive  #2R,  it  would  consume  less  water  (mainly  due  to  reduced  irrigation 
areas).  Since  this  alternative  would  use  less  of  the  water  district's  re¬ 
sources  and  its  capacity,  more  water  would  be  available  to  future  water 
consumers . 


2.120  Alternative  #4.  The  retail  portion  of  this  development  plan  would 
consume  a  similar  amount  of  water  as  that  of  Alternative  #3,  given  similar 
area  and  landscaping  needs.  The  industrial  portion  of  this  plan  would  require 
similar  amounts  of  water  for  landscaping,  although  less  landscaping  and  per¬ 
vious  surface  may  result  from  this  alternative.  Human  consumption  of  water 
may  be  greater  in  the  industrial  portion  of  thi9  plan  since  people  will  be 
working  at  the  site  for  longer  periods  than  visiting  shoppers.  Little  water 
consumption  for  industrial  processing  is  expected  due  to  the  "clean"  office/ 
warehouse  type  uses  allowed  by  the  planned  industrial  zoning. 

2.321  Alternative  #5.  Demand  for  water  is  expected  to  be  about  the  same  for 
this  alternative  as  for  Alternative  #2R,  given  the  same  landscaping  require¬ 
ments  and  commerical  uses.  Water  for  Hamilton  Air  Force  Base  currently  is 
supplied  by  the  Marin  Municipal  Water  District  (MMWDl.  Potential  supply  is 
available  from  the  North  Marin  Water  District  via  an  existing  pipeline  cross¬ 
tie  between  the  two  systems.  This  is  not  currently  being  utilized.  rhe  MMWD 
may  experience  problems  supplying  a  large  commercial  development  at  HAFB 
should  drought  conditions  return.  The  current  MMWD  supply  limit  for  the 
Hamiliton  Air  Force  Base  area  through  the  year  2000  is  2,300  acre-feet,  so  in 
normal  rainfall  years  little  impact  on  local  water  supply  is  expected. 

2.322  Gas/Electricity. 

2.323  Alternative  #1.  No  change. 

2.324  Alternative  #2R.  The  Pacific  Gas  and  Electric  Company  would  supply 
utility  services  to  the  project  site.  Annual  consumption  of  gas  and  elec¬ 
tricity  for  this  alternative  is  estimated  to  be,  respectively,  2.8  x  101} 

BTU's  and  2. I  x  1077  Kwh.  In  comparison,  an  average  Bay  Area  single 
dwelling  consumes  about  4  x  10'  BTU's  of  gas  per  year  and  about  6.5  x  10 
Kwh  of  electricity  per  year  (Pace,  19791.  Estimated  annual  consumption  by 
this  development  plan  would  be  equal  to  that  used  by  about  3,200  single  family 
units.  Peak  demand  for  electricity  would  occur  during  suimner,  as  with  resi¬ 
dential  dwellings.  Most  of  this  demand  would  be  for  air  conditioning.  Great¬ 
est  consumption  of  natural  gas  would  occur  during  winter,  since  gas  provides 
heating  of  most  structures,  including  residential  and  commerical. 

2.325  Alternative  #3.  Compared  with  Alternative  #2R,  the  same  impacts  are 
expected  to  be  created  by  this  development  plan. 

2.326  Alternative  #4.  The  northern,  retail  portion  of  this  development  would 
consume  similar  amounts  of  energy  as  that  of  Alternative  #3.  The  southern, 
industrial  portion  of  this  plan  would  possibly  consume  more  energy  depending 
upon  the  business  firms  which  located  on  the  site.  Due  to  many  separate 
structures  versus  one  main  clustered  structure,  heating  and  cooling  losses 
would  be  greater  resulting  in  greater  energy  consumption.  Since  all  struc¬ 
tures  may  not  be  for  the  same  purpose  or  built  at  the  same  time  to  the  same 
specifications,  energy  conservation  measures  cannot  be  as  easily  implemented 
or  uniformly  applied. 

2.327  Alternative  #5.  Energy  consumption  by  this  development  plan  would  be 
equivalent  to  that  of  Alternative  #2R,  given  the  same  energy-saving  technology 
and  requirements . 
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2.328  Liquid  Wastes. 

2.329  Alternative  41.  No  change. 


2.330  Alternative  42R.  The  Novato  Sanitary  District  46  would  provide  waste- 

water  service  for  this  development  plan  and  for  Alternatives  43,  44,  and  43. 
The  nearest  treatment  plant,  which  provides  secondary  treatment,  is  at  the 
southeasterly  end  of  Davidson  Street  in  Novato,  approximately  1/2  mile  from 
the  Hanna  Ranch  site.  The  nearest  hookup  point  to  the  system  is  at  Laraont 
Street  and  Franklin  Avenue,  approximately  2/3  mile  from  the  project  site. 
Current  average  dry-weather  capacity  for  this  facility  is  2.5  mgd  and  average 
wet-weather  flow  is  18  mgd  (mainly  due  to  system  infiltration!.  The  Davidson 
Street  facility  is  currently  not  meeting  state  and  federal  effluent  discharge 
requirements  and  has  been  given  a  compliance  timetable  by  the  Regional  Water 
Quality  Control  Board.  Until  improvements  in  treatment  level  and  capacity  are 
completed  (expected  completion  in  1981)  Novato  Sanitary  District  46  has 
limited  growth  capacity  of  500  new  residential  dwelling  unit  sewage  connec¬ 
tions  per  year.  Alternative  42R  is  expected  to  generate  about  12.7  MGY  (0.034 
MGD)  of  wasterwater.  This  amount  would  be  about  1.3%  of  the  current  dry- 
weather  flow  to  the  Davidson  Street  facility,  and  would  consume  about  22%  of 
the  current  yearly  available  sewage  reserve  capacity.  Therefore  provided  that 

treatment  facility  improvements  are  made  on  schedule  and  are  certified  by  the 

RWQCB,  development  of  this  or  the  other  alternatives  would  have  a  relatively 
minor  impact  of  system  reserve  capacity  and  on  the  water  quality  of  effluent 
receiving  waters. 

2.331  Alternative  43.  Same  as  Alternative  42R. 

2.331  Alternative  44.  Wastewater  generated  by  the  retail  portion  of  this 
plan  would  be  similar  in  content  and  volume  to  that  of  Alternative  43.  Waste- 

water  generated  by  the  southern,  industrial  portion  of  this  plan  would  be 

basically  similar  in  content  as  the  northern  portion,  although  industrial 
wastes  may  also  be  present.  The  volume  is  unknown  due  to  the  lack  of  specific 
development  plans. 

2.333  Alternative  45.  Wastewater  generated  by  this  plan  would  be  equivalent 
in  volwne  and  content  to  that  of  Alternative  42R.  Sewage  service  is  currently 
provided  to  the  site  by  an  on-site  treatment  plant  and  partially  by  connection 
to  the  Novato  Sanitary  District.  Due  to  increased  anticipated  volume  and  the 
poor  condition  of  existing  treatment  equipment,  a  new  force  main  connecting 
the  site  with  the  Novato  Sanitary  District  would  be  required.  The  same  con¬ 
straints  on  the  Novato  Sanitary  District  46,  as  discussed  under  Alternative 
#2R,  would  apply  in  this  case  as  with  the  other  development  alternatives. 

2.334  Solid  Wastes. 

2.335  Alternative  41.  No  change. 

2.336  Alternative  42R.  This  alternative  is  expected  to  generate  about  5  tons 
per  day  of  solid  wastes,  one-third  of  which  is  recyclable  according  to  the 
proponent  of  this  alternative.  The  nearest  disposal  site  for  these  solid 
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wastes  is  the  Redwood  Sanitary  Landfill  operation  located  on  U.S.  101  north  of 
Novato.  The  expected  solid  wastes  generated  hy  this  plan  would  only  be  about 
0.0036%  of  the  current  total  annual  wastes  received  by  Redwood  Sanitary  Land¬ 
fill.  This  alternative  would  not  have  a  significant  effect  upon  the  area's 
landfill  operation. 

2.337  Alternative  #3.  The  type  and  content  of  the  generated  solid  wastes 

would  be  the  same  as  that  for  Alternative  #2R,  mainlv  plastic,  wood,  metal, 
and  cardboard  packaging  materials,  some  possible  food  wastes  and  miscellaneous 
personal  items  (candy  and  sundry  packaging,  tobacco  products  and  the  like). 

2.338  Alternative  #4.  The  commercial  portion  of  this  plan  would  generate 
similar  amounts  and  types  of  solid  wastes  as  that  of  Alternative  #3.  The 
industrial  portion  would  likely  generate  some  of  the  same,  plus  discarded 
industrial  supplies  and  packing  materials.  Toxic  substances  would  have  to  be 
5 eparated  from  the  rest  of  the  solid  wastes  and  disposed  of  independently  at 
«:uthorized  locations. 

i.;<39  Alternative  #5.  Development  of  an  equivalent  (to  Alternative  #2R) 
shopping  center  at  Hamilton  AFB  would  produce  approximately  the  same  amount 
*nd  type  of  solid  wastes  as  that  of  Alternative  #2R.  Material  recovery  and 
recycling  could  reduce  the  volume  of  wastes  requiring  disposal  and  could  also 
reduce  energy  usage  and  consumption  of  raw  materials.  For  example,  many  re¬ 
tail  and  same  industrial  operations  are  new  crushing  and  recycling  cardboard 
packaging  material,  these  materials  likely  being  the  major  constituent  of  the 
solid  wastes  produced  by  both  the  retail  and  industrial  portions  of  this 
alternative.  Regardless  of  recycling  efforts  (which  is  ecologically  and 
economically  sound)  relatively  little  impact  would  occur  to  local  landfill 
operations,  as  the  solid  wastes  generated  would  be  volumetrically  small  and 
relatively  nontoxic. 

2.340  Public  Works. 


2.341  Alternative  #1.  No  change. 

2.342  Alternatives  A2R-5.  Selection  of  Alternatives  #2R,  #4,  and  #5  would 
require  the  greatest  expenditure  of  public  works  maintenance  funds  to  maintain 
city  streets,  utilities,  and  traffic  control  devices,  since  these  three  plans 
encompass  the  largest  areas.  Alternative  #4,  with  its  industrial  portion,  mav 
contain  a  greater  amount  of  interior  surface  streets  to  provide  access  to  the 
different  industrial  tenants.  This  would  increase  relative  public  costs  com¬ 
pared  with  Alternatives  #2R,  #3  and  #5.  In  the  case  of  Alternatives  #2R,  #3 
and  #3  much  of  the  site  would  be  privately  owned  with  maintenance  of  parking 
lots  and  streets  being  the  owner's  responsibility.  The  result  would  be  less 
area  of  responsibility  for  public  entities.  Any  road  network  or  parking  area, 
as  well  as  utility  lines  (above  and  underground)  constructed  on  fill  over  Bay 
mud  is  likely  to  require  additional  unknown  maintenance  costs  due  to  differen¬ 
tial  settlement.  Examples  of  this  situation  are  evident  on  many  major  roads 
around  the  Bay  area,  including  the  Bayshore  Freeway  (U.S.  101)  and  the  eastern 
approach  road  to  the  Bay  Bridge.  Some  consideration  should  be  given  to  these 
anticipated  additional  maintenance  costs  in  determining  the  economic  effects 
of  these  proposed  development  plans  upon  the  local  government  finance.  Basic 
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2.343 


VISUAL  QUALITY 


2.344  Present  Conditions. 

2.345  Alternatives  #1-4.  The  study  area  is  located  on  the  western  edge  of  a 
broad  grassy  plain  that  was  historically  a  tidal  area  of  San  Pablo  Bay.  To 
the  north,  west,  and  south  are  rolling  hills  covered  with  residences  and  some 
oak  woodland.  The  area  east  of  the  project  site  is  open  space,  some  of  which 
is  used  for  forage  production.  Downtown  Novato  is  not  visible  from  the  study 
area  due  to  the  gently  rolling  terrain. 

2.346  The  major  part  of  the  studv  area  is  flat  and  has  been  used  for  hay 
production  in  the  past.  Two  large  hills  covered  by  oak  woodland  are  at  the 
extreme  southern  end  of  the  property.  The  project  area  is  quite  visable  from 
the  surrounding  hills,  from  the  major  highways  (U.  S.  101  and  State  Route  371, 
and  from  the  elevated  Rowland  Avenue  interchange. 

2.347  State  Route  37  is  included  in  the  State  Master  plan  for  scenic  high¬ 
ways,  but  it  has  not  been  officially  designated  as  a  scenic  highway  by  the 
State  Legislature.  According  to  the  General  Plan  for  the  City  of  Novato  the 
Cit:y  shall  work  out  a  planning  program  with  the  State  to  preserve  the  scenic 
resources  viewed  from  the  highway.  Until  the  State's  study  is  completed,  the 
City  shall  refer  any  public  or  private  development  proposals  which  would  be 
visible  from  Route  37  to  the  State  Division  of  Highways  for  scenic  review  and 
recommendation. 

2.348  Alternative  #5.  the  area  around  Hamilton  is  primarily  open  space.  The 
areas  immediately  north  and  south  of  the  base  have  a  bucolic  aspect  with 
grazing  and  limited  cropland  uses.  Most  of  the  upland  areas  of  the  base  have 
been  developed.  The  proposed  shopping  center  site  contains  a  few  buildings 
and  ammunition  storage  structures.  The  site  is  partially  hidden  from  Highway 
101  by  a  rock  outcropping.  To  the  north  and  east  of  the  site  are  two  large 
hills  which  have  not  been  developed. 

2.349  Impacts . 

2.350  Alternative  #1.  No  change. 

2.361  Alternative  #2R.  Because  the  project  site  is  extremely  open  to  view 
from  the  surrounding  highways,  the  shopping  center  complex  would  be  important 
in  defining  the  visual  characater  of  the  area.  The  proposed  project  would 
eliminate  the  open  space  and  freshwater  marsh  east  of  Highway  101.  Construc¬ 
tion  of  the  project  would  visually  reinforce  expanding  strip  commercial  devel¬ 
opment  prevalent  along  U.S.  101  in  San  Rafael  and  form  an  extension  to  the 
development  pattern  established  by  adjoining  communities.  Those  familiar  with 
the  form  and  structure  of  Novato,  and  its  residential  and  commercial  areas, 
would  sense  a  strong  fracturing  and  decentralizing  of  the  downtown  area.  The 
project  would  consist  of  a  rectangular  building  cluster  measuring  about  2,100 
feet  by  550  feet.  Open  air  parking  for  4,950  cars  would  surround  the  shopping 
center.  The  buildings  would  define  a  linear  north  -  south  axis.  Ancillary 
buildings,  the  movie  theater,  restaurant  and  banks,  would  be  at  the  north¬ 
eastern  end  of  the  site  and  appear  functionally  isolated  from  the  shopping 
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center.  The  overall  visual  effect  of  the  buildings  and  parking  areas  would 
not  be  unlike  that  of  other  suburban  shopping  centers  throughout  the  Bay 
Area.  The  proposed  project  would  not  incorporate  within  its  site  either 
Novato  Creek  or  the  proposed  lake.  The  inward  orientation  of  the  mail  would 
preclude  views  of  these  features  and  the  hillsides  bevond. 

2.352  Visual  screening  of  the  parking  areas  from  U.S.  101  and  Route  37  has 
not  been  provided.  Reflections  of  the  sun  from  automobile  surfaces,  and  re¬ 
flected  area  lighting  from  the  pavement  at  night  (especially  when  wet)  would 
be  an  adverse  visual  impact  to  travelers  on  the  highways  and  to  nearby  area 
residents.  Views  of  the  large  parking  areas  from  the  hillsides  would  create  a 
negative  impact. 

2.353  Alternative  #3 .  This  alternative  would  commit  less  of  the  open  space 
to  development  and  the  slough  area  would  remain.  The  transition  from  the  open 
space  to  development  would  be  less  abrupt  than  for  Alternative  #2R. 

2.354  Alternative  #4.  The  impacts  of  this  alternative  are  assumed  to  be 
similar  to  Alternative  #2R  although  specific  development  plans  for  this 
alternative  have  not  been  made. 

2.355  Alternative  #5.  This  alternative  would  increase  the  urban  aspect  of 
the  upland  portion  of  the  base.  As  the  site  is  partically  hidden  from  Highway 
101  the  visual  impact  from  the  roadway  would  be  less  than  for  Alternatives 
#1-4.  Specific  site  plans  for  the  shopping  center  have  not  been  proposed. 

2.354  Mitigation. 

2.357  Alternatives  #2R-4.  A  transition  between  developed  areas  to  the  west 
and  open  lands  to  the  east  would  be  visually  more  effective  if  the  development 
pattern  were  intensive  and  less  rigid  in  its  form.  Open  space  within  the 
project  would  relieve  the  expansive  parking  areas  proposed  and  blend  building 
structures  to  the  landscape.  The  incorporation  of  a  water  feature  into  the 
plan  would  emphasize  open  space,  add  visual  interest,  and  relate  the  project 
to  Scottsdale  Pond  on  the  west  side  of  U.S.  101. 
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2.3S8  CULTURAL  RESOURCES 


2.359  Present  Conditions. 


2.360  Alternatives  ftl-4.  In  compliance  with  Section  106  of  the  National 
Historic  Preservation  Act  of  1 966  06  U.  S.  C.  470(f))  the  most  recent  listing 
of  the  National  Register  of  Historic  Places  (Federal  Register  18  March  1980 
with  monthly  supplements  through  June  19801  has  been  consulted  and  determina¬ 
tion  has  been  made  that  no  National  Register  property  nor  property  eligible 
for  inclusion  therein  is  affected  by  the  project. 

2.361  The  study  area  south  of  Lynwood  Slough  has  been  surveyed  by  Mick  Hayes 
of  the  Anthropology  Laboratory  at  Sonoma  State  University.  The  survey  found 
no  evidence  of  historic  or  archaeological  resources  on  the  site.  One  archaeo¬ 
logical  site  (Mrn-319!  had  been  recorded  situated  on  a  knoll  within  the  proj¬ 
ect  boundaries,  however  it  was  not  rediscovered  during  the  course  of  the 
survey.  Apparently,  it  had  been  destroyed  during  construction  of  Highway  101 
since  no  trace  of  it  was  found  on  either  of  the  intact  knolls. 

2.362  Alternative  #5.  The  latest  listing  of  the  National  Register  has  also 
been  consulted  for  this  alternative  and  a  determination  has  been  made  that  no 
National  Register  property  nor  property  eligible  for  inclusion  will  be  af¬ 
fected  by  the  project.  The  study  area  has  been  surveyed  by  Archeological 
Research  and  Consulting  Services  (ARCS)  for  cultural  and  historic  resources. 
None  were  found  in  the  project  vicinity.  A  1909  survey  by  N.  0.  Nelson 
reported  site  Mrn-160,  a  "shell  mound"  in  the  project  vicinity.  Major  earth 
movement  has  occurred  in  this  area,  and  the  ARCS  survey  was  unable  to  locate 
any  evidence  of  the  site,  or  of  any  others  nearby.  The  State  Office  of  His¬ 
toric  Preservation  has  determined  that  there  are  no  properties  on  or  eligible 
for  the  National  Register  of  Historic  Places  within  the  area  of  potential 
environmental  impact  and  that  the  requirements  of  the  National  Historic 
Preservation  Act  of  1966  and  CFR  800  have  been  met. 

2.363  Impac  ts . 

2.366  Alternative  #1 .  No  change. 

2.365  Alternatives  #2R-5.  The  alternatives  would  not  impact  any  known  cul¬ 
tural  resources.  Previously  unknown  historical  or  archaeological  resources 
may  be  uncovered  during  construction. 

2.366  Mitigation  -  Alternatives  #2R-5.  If  archaelogical  or  historic  re¬ 
sources  are  uncovered  during  construction,  work  should  be  stopped  to  permit 
professional  evaluation  of  the  find. 
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2.367 


RECREATION 


2.368  Present  Conditions. 

2.369  Alternatives  #1-4.  At  present,  there  are  no  recreational  facilities  on 
the  study  site.  The  site  is  fenced,  limiting  public  access.  Novato  Creek 
which  forms  the  northern  boundary  of  the  site  has  been  designated  by  the 
Novato  General  Plan  as  a  part  of  a  linear  open  space  system.  The  Recreation 
Element  of  the  plan  indicates  the  possibility  of  creating  horse  trails  and 
bike  paths  along  Novato  Creek  and  adjacent  areas. 

2.370  Alternative  #5.  The  study  area  includes  a  large  playing  field  which  is 
not  accessable  to  non-military  personnel.  The  study  area  does  not  include  any 
other  recreational  facilities  although  other  s  tes  within  Hamilton  Air  Force 
Base  are  being  considered  for  future  recreational  use  by  the  City  of  Novato 
Parks  and  Recreation  Department. 

2.371  Impacts . 

2.372  Alternative  #1.  This  alternative  would  leave  the  project  site  avail¬ 
able  for  future  recreation  uses. 

2.373  Alternative  #2R.  The  proposed  site  plan  (Plate  3)  indicates  that  a 
movie  theater  and  ice  rink  would  be  provided  as  a  part  of  the  shopping  com¬ 
plex.  There  is  no  provision  for  recreational  facilities  that  are  not  directly 
associated  with  the  project.  Bicycle  paths  and  pedestrain  walkways  have  not 
been  indicated. 

2.374  As  the  proposed  project  is  not  expected  to  increase  the  population  on 
or  in  the  vicinity  of  the  study  site,  it  is  not  expected  that  the  project  will 
increase  the  need  for  recreational  facilities  in  Novato. 

2.375  Alternative  #3.  Same  as  Alternative  #2R  except  that  the  area  south  of 
Lywood  Slough  would  be  available  for  future  recreational  use. 

2.376  Alternative  #4.  Same  as  Alternative  #2R. 

2.377  Alternative  #5.  The  existing  playing  field  would  be  destroyed.  No 
recreational  facilities  would  be  provided  by  this  alternative.  Development  of 
this  alternative  may  restrict  use  of  other  nearby  facilities. 

2.378  Mitigation  -  Alternatives  #1-5.  Provision  of  open  space  and  areas  for 
passive  recreation  within  the  shopping  center,  possibly  incorporating  and 
enhancing  existing  natural  features  such  as  the  old  Lynwood  Slough  and  oak 
knoll  on  the  Hanna  Ranch  site. 


2.370  COMMUNITY  COHESION 


2.7  80  Present  Conditions. 


2.381  Alternatives  #1-5.  Novato  residents  have  expressed  a  desire  to  have  a 
regional  shopping  center  in  the  city.  Por  comparision  shopping,  residents 
currently  must  travel  to  either  the  Northgate  Shopping  Center  8  miles  to  the 
south,  or  to  Santa  Rosa  23  miles  to  the  north.  The  Novato  City  Council  has 
voted  unanimously  to  recommend  to  the  Corps  that  a  permit  he  granted  for  the 
proposed  Novato  Center  complex  (Al ternative  #2R). 

7.382  The  City  of  Novato  has  a  semi-rural  character  with  large  expanses  of 
open  space  within  the  city  limits.  The  city  has  experienced  rapid  growth  for 
the  last  20  years.  As  a  result,  there  is  a  serious  public  concern  over  con¬ 
tinued  growth  and  preservation  of  the  remaining  open  space.  To  reduce  growth, 
the  City  Council  has  recently  enacted  a  mortatorium  on  construction  of  new 
nul ti-unit  ^over  four  units)  dwellings  and  limited,  to  300  per  year  the  number 
of  new  individual  residential  units.  Commercial  growth  is  encouraged. 

2.383  Impacts . 

2.384  Alternative  #1.  This  alternative  would  not  involve  development  of  the 
study  area.  However,  the  surrounding  open  areas  to  the  south  and  west  are 
likely  to  be  developed  in  the  future  in  accordance  with  the  Novato  general 
plan.  Surrounding  development  may  make  the  preservation  of  open  space  more 
important  to  area  residents. 

2.383  Alternative  #2R.  This  alternative  would  provide  a  regional  shopping 
center  in  Novato.  Community  members  would  benefit  from  this  alternative  by 
the  reduced  traveling  time  on  shopping  trips  and  greater  selection  of  goods 
and  services. 

2.386  Those  familiar  with  Novato  may  sense  a  decentralisation  of  the  downtown 
area.  Some  concern  has  been  expressed  by  downtown  merchants  that  sales  volume 
downtown  will  decrease. 

2.387  This  location  would  probably  be  preferred  by  Novato  residents  for  a 
regional  shopping  center  over  the  Hamilton  site  f Alternative  #3)  because:  Ml 
it  could  he  completed  sooner,  assuming  no  maior  objections  and  (2)  it  would 
probably  involve  less  activity  on  city  streets.  However,  community  members 
mav  have  negative  feelings  about  the  size,  visibility  and  growth  inducing 
potential  of  the  proposed  project. 

2.388  The  Corps  has  received  comments  from  the  Marin  Audubon  Society  and  the 
Save  San  Francisco  Ray  Association  opposing  filling  of  the  old  Lynwood  Slough 
because  of  the  loss  of  wildlife  habitat  involved.  These  comments  represent 
the  feelings  of  some  of  the  local  community. 

2.380  Alternative  #3.  This  alternative  would  provide  a  regional  shopping 
center  for  area  residents.  This  alternative  would  impact  less  on  open  space 
and  the  wildlife  habitat  along  old  Lynwood  Slough  would  be  preserved. 
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2.390  Alternative  #4.  This  alternative  would  also  provide  regional  shopping 
center.  The  impact  upon  open  space  would  be  the  same  as  Alternative  #2R. 

2.391  Alternative  #5.  This  alternative  would  also  contribute  to  the  de¬ 
centralization  of  the  commercial  district.  As  this  site  is  not  as  visible 
from  Highway  101,  and  is  somewhat  removed  from  the  center  of  Novato,  the 
impact  upon  community  atmosphere  would  be  reduced. 
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3.00 


UNAVOIDABLE  ADVERSE  IMPACTS 


ALTERNATIVES 

IMPACTS*  1 

?R 

3 

4 

5 

Potential  damage  to  structures,  utility 
lines  and  sewers  from  differential 
settlement  and  seismic  hazards  associated 
with  construction  on  Bay  Mud 

X 

X 

X 

X 

Increased  frequency  and  stage  of 
flooding  off-site 

X 

X 

X 

Increased  quantity  and  decreased 
quality  of  storm  runoff 

X 

X 

X 

X 

Decreased  value  of  vegetation  and 
wildlife  habitat 

X 

Increased  air  pollutant  emissions  from 
traffic  generated  by  the  project 

X 

X 

X 

X 

Increased  traffic  congestion 

X 

X 

X 

X 

Increased  demands  and  costs  for 
community  services 

X 

X 

X 

X 

Economic  impact  on  downtown  Novato 
commercial  area 

X 

X 

X 

X 

Increased  consumption  of  wafer 
supplies,  energy  and  demand 
for  wastewater  treatement 

X 

X 

X 

X 

*  "X"  Denotes  an  impact  for  that  alternative. 
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4.00 


THE  RELATIONSHIP  BETWEEN  LOCAL  SHORT-TERM  USER  OF  MAN’S 
ENVIRONMENT  AND  THE  MAINTENANCE  OF  LONG-TERM  PRODUCTIVITY 


ALTERNATIVES 

IMPACTS* 

1  ?R 

3 

4 

s 

Loss  of  wetland  hahitat  resulting  in 
decreased  biological  productivity 

X 

Creation  of  marsh 

X 

Loss  of  upland  hahitat  decreasing 
biological  productivity 

X 

X 

X 

X 

Development  in  the  flood  plain 
decreasing  ponding  capacity  and 
increasing  the  flood  hazard  off  site 

X 

X 

X 

X 

*  "X"  Denotes  an  impact  for  that  alternative 


5.00  IRREVERSIBLE  AND  IRRETRIEVABLE  COMMITMENTS  OF  RESOURCES  WHICH 

WOULD  BE  INVOLVED  IN  THE  PROPOSED  ACTION  SHOULD  IT  BE  IMPLEMENTED* 


ALTERNATIVES 

COMMITMENT  OF  RESOURCES 

t 

2R 

3 

4 

5 

Conversion  of  basically  open 
space  to  urban  use 

X 

X 

X 

X 

Use  of  building  materials  and  energy 
during  project  construction 

X 

X 

X 

X 

Consumption  of  energy,  water,  and 
services  during  project  operation 

X 

X 

X 

X 

Destruction  of  eight  acres 
cf  brackish  marsh 

X 

Permanent  alternation  in  the 
spperance  of  the  project  site 

X 

X 

X 

X 

Degradation  of  local  air  and  water  quality 
during  project  construction  and  operation 

X 

X 

X 

X 

*  "X"  Denotes  an  impact  for  that  alternative. 
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#1.00  COORDINATION 


6.01  Public  Participation.  The  application  for  a  Department  of  the  Army 
permit  by  Richard  Hanna  (Alternative  i*2)  was  first  announced  by  the  Corps  in  a 
Public  Notice  No.  10138-13  on  27  January  1878.  In  accordance  with  Department 
of  the  Army  regulations,  comments  were  solicited  on  the  Public  Notice  from  the 
general  public  and  specific  Pederal  and  State  agencies.  A  Notice  of  Intent  to 
prepare  a  Draft  EIS  was  published  in  the  Pederal  Register  8  May  1870.  The 
Draft  PIS  was  released  to  the  public  on  23  July  1878. 

6.02  Government  Agencies.  Comments  on  the  Public  Notice  were  received  from 
the  U.R  Department  of  the  Interior,  U.S.  Department  of  Commerce,  the  TJ.R.  * 
Environmental  Protection  Agency  and  the  Resources  Agency  of  California.  The 
comments  are  summarized  here.  The  U.S.  Department  of  commerce  and  the 
Environmental  Protection  Agency  withheld  conments  oending  the  publication  of 
the  Draft  Environmental  Impact  Statement,  the  Resources  Agency  of  California 
had  no  objection  to  the  issuance  of  the  permit,  the  United  States  Department 
of  the  Interior  objected  to  the  issuance  of  the  permit  because  the  proposed 
activity  is  not  dependent  upon  a  wetland  location. 

6.03  Comments  on  the  Public  Notice  were  also  received  from  the  following 
agenci es: 


.  The  San  Francisco  Ray  Conservation  and  Development  Commission 
determined  that  they  have  no  jurisdiction  over  the  proposed  project. 

.  The  State  Department  of  Parks  and  Recreation  commented  that  no  propr- 
erties  currently  included  in  the  State  and  National  Registers  for  Archeology 
and  Historic  Landmarks  would  be  affected  by  the  proposed  proiect. 

.  the  Marin/Sonoraa  Mosquito  Abatement  District  offered  recommenda¬ 
tions  for  design  of  the  proposed  lake  to  prevent  mosquito  breeding. 

.  The  Marin  County  Department  of  Public  Works  commented  that  all 
development  should  be  elevated  abouve  the  100-vear  flood  plain  of  Novato  Creek. 

.  The  City  of  Novato  commented  that  the  city  has  granted  a  use 
permit  for  the  proposed  fill  within  the  Corps’  jurisdiction. 

6. 04  Citizen  Groups  and  Individuals.  Conments  on  Public  Notice  10138-33 
were  received  from  the  Marin  Audubon  Society  and  Rave  San  Francisco  Ray 
Association.  Roth  of  these  organizations  objected  to  destruction  of  the  wet¬ 
lands  on  the  project  site.  Also,  in  commenting  on  PN  10138-33  the 
Northwestern  Pacific  Railroad  questioned  the  location  of  the  railroad  ditch 
shown  on  the  drawings  and  requested  the  applicant  contact  their  office.  In  a 
subsequent  letter  the  Northwestern  Pacific  Railroad  stated  the  applicant  had 
been  in  contact  and  that  all  questions  were  resolved. 

6.05  Draft  Environmental  Statement  -  Conments  and  Responses.  The  Draft  ER 
was  mailed  to  those  agencies  and  individuals  listed  in  paragraph  6.12.  Those 
agencies  and  individuals  marked  by  an  asterisk  comnented  on  the  DES.  In 
general,  the  comments  focused  on  the  following  major  issues: 


a.  Lack  of  need  for  Che  project  (Alternative  #2)  to  be  located  in  a 
wetland  area,  and  concern  for  the  loss  of  fish  and  wildlife  habitat  caused  bv 
filling  of  the  wetland. 

b.  Traffic  and  circulation  impacts. 

c.  Hydrological  impacts  of  the  proiect  on  nearby  properties  and  upon 
U.S.  Highway  101. 

Complete  copies  of  the  comment  letters  and  responses  are  in  Appendix  F. 

6.06  In  response  to  these  comments  the  applicant  modified  the  proposed 
project  (Alternative  #2R).  This  Final  ES  presents  the  impacts  of  the  revised 
project.  The  major  revisions  are  described  below: 

f .07  Fish  and  Wildlife  Habitat.  The  applicant  has  proposed  to  fill  only  a 
portion  of  the  existing  slough  and  to  create  a  larger  wetland  on  the  southern 
portion  of  the  project  site.  The  location  of  the  new  wetland  is  indicated  on 
Piste  3.  In  the  new  plan,  4.07  acres  of  the  existing  8.d3-acre  slough  would 
be  filled.  An  additional  6.8  acres  of  historical  marsh  would  be  excavated 
adjacent  to  the  4.8-acre  remmant  of  the  old  slough,  to  create  new  marsh. 

Water  for  this  wetland  would  be  supplied  by  the  runoff  from  the  uplands  west 
of  Higway  101  through  the  two  existing  culverts  under  the  Highway  and  by  a 
culvert  through  the  roadway  fill  to  Cheda  Creek.  A  weir  would  be  placed  at 
this  culvert  to  allcw  retention  of  approximately  4  feet  of  water  in  the  marsh. 

6.08  In  addition,  the  applicant  has  proposed  mitigation  measures  to  improve 
the  fish  and  wildlife  habitat  value  of  the  State-owned  property  east  of  the 
railroad  tracks.  Those  measures  are  described  in  detail  in  Document  B-6, 
Appendix  B. 

6.08  Water  Dependency.  The  revised  project  (Alternative  #2R)  reduced  the 
wetland  area  to  be  filled  from  approximately  9  acres  to  approximately  4 
acres.  In  evaluating  the  proposed  alteration  of  wetlands,  consideration  must 
be  given  to  whether  the  activity  is  primarily  dependent  on  being  located  in, 
or  in  close  proximity  to  the  aquatic  environment  and  whether  feasible  alter¬ 
native  sites  are  available.  The  availability  of  feasible  alternative  sites 
for  this  proposed  activity  has  been  considered  in  this  FES  (Section  lj. 

6.10  Traffic  and  Circulation.  In  response  to  connnents  on  the  proposed 
activity  from  the  U.S.  Department  of  Transportation  and  the  California  Depart¬ 
ment  of  Transportation,  the  proposed  freeway  on  and  off  ramps  have  been  re¬ 
vised  and  the  proposed  surface  streets  serving  the  shopping  center  have  been 
realigned.  A  standard  partial  cloverleaf  interchange  with  loop  on  ramps  in 
the  northwest  and  southeast  quadrants  is  now  proposed  (see  Elate  3).  The  two 
ramps  can  be  added  to  the  interchange  without  changing  the  exsiting  ramp  sig¬ 
nificantly.  Rowland  Boulevard  will  be  extended  south  and  east  of  its  current 
terminus  to  form  the  eastern  boundary  of  the  shopping  center  and  to  connect  to 
Hanna  Ranch  Road. 
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6.11  Hydrological  Impacts.  The  California  Department  of  Transportation 
expressed  concern  that  the  presence  of  fill  in  the  floodplain  would  increase 
the  stage  and  frequency  of  flooding  to  the  Highway  and  surrounding  properties. 
The  proposal  as  currently  designed  will  displace  160  acre-feet  of  ponding 
capacity  at  elevation  7  feet  mean  sea  level.  This  is  approximately  10%  of  the 
ponding  capacity  of  the  entire  Hanna  Ranch  site  (the  project  site  and  the 
State-owned  parcel  east  of  the  railroad).  Specific  hvdrological  impacts  are 
discussed  further  in  the  text  and  in  responses  to  CALTRANS  comments  (Appendix 
F ,  document  F- 1 1 ) . 

6.12  Comments  Requested.  Copies  of  the  Draft  Environmental  Impact  Statement 
were  furnished  to  the  following: 

a.  U.S.  Senators 

Alan  Cranston 
S . 1 .  Hayakawa 

b.  U.S.  Representative 
John  Burton 

c.  State  Senator 
Barry  Keene 

d.  State  Assemblyman 
William  Filante 

e.  Federal  Agencies 

Advisory  Council  on  Historic  Preservation 
Department  of  Agriculture 

Western  Technical  Services  Center 
Soil  Conservation  Service 

*  Forest  Service 
Department  of  Commerce 

Secretary  for  Environmental  Affairs 

*  National  Oceanic  and  Atmospheric  Administration 

Department  of  Energy 

Department  of  Health,  Education  and  Welfare 
Department  of  Housing  and  Urban  Development 

*  Department  of  the  Interior 

Heritage  Conservation  and  Recreation  Service 
Office  of  Environmental  Project  Review 
Fish  and  Wildlife  Service 
Geological  Survey 

*  Department  of  Transportation 

Coast  Guard 

Federal  Highway  Administration 

*  Environmental  Protection  Agency 
Government  Services  Administration 

*  Commented  on  the  Draft  ES 
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Business  and  Transportation  Agency  of  California 
Division  of  Highways 
CALTRANS 

Health  and  Welfare  Agency  of  California 
Bureau  of  Sanitary  Engineering 
Vector  and  Waste  Management  Section 
Environmental  Health  Services  Section 
Native  American  Heritage  Commission 
Office  of  Planning  and  Research 

Resources  Agency 

Secretary  for  Resources 
Air  Resources  Board 
Department  of  Conservation 
Department  of  Pish  and  Game 

Department  of  Boating  and  Waterways  Development 
Department  of  Parks  and  Recreation 
Department  of  Water  Resources 
State  Reclamation  Board 
Regional  Water  Quality  Control  Board 
San  Francisco  Bay  Area  Conservation  and  Development 
Commi ssion 

Solid  Waste  Management  Board 

State  Historical  Preservation  Officer 

State  Lands  Commission 

State  Water  Resources  Control  Board 


Regional  Agencies 


Association  of  Bay  Area  Governments 
Bay  Area  Air  Quality  Management  District 
Bay  Area  Sewage  Services  Agency 
Metropolitan  Transportation  Commission 


h.  County  Agencies 


Marin-Sonoma  Mosquito  Abatement  District 
Marin  County  Planning  Department 
Marin  County  Public  Works  Department 


City  Agencies 


Mayor  of  Navato 

Novato  Planning  Department 


Commented  on  the  Draft  ES 


Libraries 


Marin  County  Library 
Civic  Center  Branch 
Novato  Branch 

k.  Educational  Institutions 
Colorado  State  Universitv 

Environmental  Design  Librarian  -  University  of  California 
Water  Resources  Center  Archives  -  University  of  California 
College  of  Marin 

l .  Chamber  of  Commerce 
California  Chamber  of  Commerce 

m.  Organization  and  Service  Groups 
League  of  California  Cities 

n.  Conservation  Groups 

California  Tnstiture  of  Man  in  Nature 

California  Tomorrow 

California  Waterfowl  Association 

California  Wildlife  Federation 

San  Francisco  Ecology  Center 

Environmental  Defense  Fund 

ENVIRPYEST 

Friends  of  the  Earth 

Institute  for  the  Human  Environment 

Izak  Walton  League  of  America,  Inc. 

Marin  Conservation  League 

Natural  Parks  and  Conservation  Association 
Natural  Resources  Defense  Council 
The  Nature  Conservancy 
Oceanic  Society 

Planning  and  Conservation  League 
Save  San  Francisco  Bay  Association 

San  Francisco  Bay  Planning  and  Urban  Renewal  Association 
SCOPE 

Society  for  California  Archeology 
Audubon  Society 

Golden  Gate  Chapter 
*  Marin  Chapter 

Western  Regional  Office 


*  Commented  on  the  Draft  ES 
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Sierra  Club 

San  Francisco  Bav  Chapter 

Associated  Sportsmen  of  California 
California  ’’’rout 
'’’rout  Unlimited 

California  Marine  Affairs  and  Navigation  Conference 
o.  Others 

*  Mr.  Tom  Corneto 

Easly  and  Brassev  Corporation 
Bay  Land  Area  Study  Team 
Ms.  Carol  Reitz 
Mr.  Harry  Sil cocks 
J.  D.  Moulding 

*  Ernest  Hahn,  Tnc. 

*  Murrv-McCormick,  Tnc. 

*  Commented  on  the  Draft  ES 

6.1v  Local  Authorization.  An  amendment  to  the  General  Plan  has  been 
approved  by  the  City  of  Novato  for  the  proposed  project.  t0  date,  a  master 
plar  for  the  project  has  not  been  submitted  to  the  city,  federal  regulations 
state  that,  "Where  the  required  Federal,  State  and/or  local  certification 
and/or  authorizaton  has  been  denied,  the  application  for  a  Department  of  the 
Armv  permit  will  be  denied  without  prejudice  to  the  right  of  the  applicant  to 
reinstate  processing  of  his  application  if  subsequent  approval  is  recieved 
33  CFR  S90.4(  j  Vi  K 19771 ."  Master  plan  approval  bv  the  citv  of  Novato 
will  indicate  local  authorization  for  the  project. 
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TABLE  A- 7 


NOVATO  CENTER  ALTERNATIVES  El,  P2R,  AND  El 

LINE  SOURCE  IMPACT  CONCENTRATION  U  FOR  8-HOUR  AVERAGING  TIME 
SENSITIVE  RECEPTORS:  “CARBON  MONOXIDE 


1Q82 

1078  WITHOUT  PROJECT  PROJECT  ONLY  WITH  PROJECT 


ROAD  DISTANCE  TN  METERS  DISTANCE  IN  METERS  DISTANCE  IN  METERS  DISTANCE  IN  METERS 


LINK 

to — 

2  A 

T55 

TO - 

26 

— iwr 

TO - 

20 

irto 
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20 

100 

L-l 

702 

4*6 

112 

SfiS 

414 

277 
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_ 
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SR6 

414 

277 

L-2 

4,4*1 

1,147 

2,102 

4,107 

7,068 

1,082 

1,077 

761 
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3,720 
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21  7 
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600 

424 
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64* 

433 

766 

*41 

361 

52 

17 

25 

818 
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1*6 

L-7 

1 ,180 

*40 

542 

OQ4 

701 

46* 

131 

*2 

62 

1,125 

7*S 

Sll 

L-* 

1,241 

*70 

S*8 

1,040 

775 

4*1 

234 

166 

in 

1,774 

*01 

602 

L-* 

220 

154 

104 

178 

126 

84 

- 

- 

- 

178 

126 

*4 

L-10 

S64 

**QQ 

346 

480 

11* 

226 

*7 

62 

41 

567 

401 

767 

L-ll 

S78 

40* 

273 

483 

341 

27* 

- 

- 

- 

481 

341 

728 

L-l  2 

81 

*7 

38 

68 

48 

32 

72* 

162 

108 

7*7 

210 

140 

l-h 

4,45! 

7,147 

2,102 

4,1*7 

2,068 

1,087 

1,077 

761 

*0* 

5,274 

3,720 

2,4*1 

L-l  4 

St  A 

16* 

243 

446 

315 

210 

140 

** 

67 

586 

414 

277 

L-l  5 

- 

- 

- 

- 

- 

- 

781 

552 

360 

781 

552 

16* 

L-l  A 

** 

70 

47 

84 

60 

40 

22* 

161. 

107 

313 

221 

147 

L-l  7 

3, 8A8 

2,735 

1,827 

3,648 

2,  570 

1,723 

117 

267 

178 

4,025 

2,046 

l,«01 

L-l* 
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87 
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ns 

*s 

64 

L-?n 

_ 

_ 

- 

- 

- 

- 

862 

600 

407 

862 

60* 

407 

L-21 

- 

- 

- 

- 

- 

- 

1,2*6 

888 

S*1 

1,256 

888 

543 

L-32 

4,451 

3,147 

3,102 

4,107 

2,068 

1,087 

1,077 

761 

S09 

5,274 

1,72* 

2,401 

M  Concentrations  are  expressed  in  micrograms/cubic  meter  (ag/n?) . 

The  Standard  for  8-Hour  Concentration  «  10,000  ug/m^. 

SOURCE:  U.S.  Army  Corps  of  Engineers. 


TABLE  A-8 

NOVATO  CENTER  ALTERNATIVES  #1,  d2R,  AND  P3 
AREA  SOURCE  AND  REGIONAL  AIR  QUALITY  IMPACTS  FOR  1082 


AIR  QUALITY 

AIR  QUALITY 

EMISSIONS 

AREA 

SOURCE  IMPACTS  fug/ra1! 

REGIONAL 

STANDARD 

STANDARD 
f  ug/m-*) 

Background 

UTM  GRID  COORDINATES  1/ 

IMPACT 

CONTAMINANT 

AVERAGING  TIME 

Pro i ec  t 

421453S 

4215538 

4215534  4216538 

Total 

Carbon  Monoxide 

Background 

10,462 

8,251 

2,265 

8,030 

Proiect 

1,364 

4,522 

3,530 

1,732 

0.8767 

\-Hour 

40,000 

total 

14,326 

T77TO 

T7TO 

(6,662 

Background 

6,003 

4,518 

1,241 

4,800 

8-Hour 

10,000 

Protect 

TOTAL 

1,842 

T7TO 

2,476 

6,004 

1,933 

77T77 

048 

5,836 

0.6136 

Hydrocarbons 

Background 

683* 

530* 

182* 

578* 

Proiect 

1«3* 

257* 

103* 

06 

0.0S42 

1-Hour 

160 

total 

TO* 

TO* 

TO* 

TO* 

Ifttrogan  Dioxide 

Background 

01** 

680* 

778* 

677* 

Proiect 

152 

188 

106 

10* 

0.0712 

1 -Hour 

470 

Wtal 

1,0>1* 

TO* 

TO* 

TO* 

Background 

140* 

103* 

30 

103* 

Proiect 

23 

29 

30 

16 

- 

t-Y,«r 

100 

fdlTAL 

TTO* 

T5I* 

TO 

TT5* 

81-V 


TAB?,*  A-8 
ICont 1  d) 

NOVATO  CENTER  ALTERNATIVES  #1,  #2R,  AND  Cl 
AREA  SOURCE  AND  REGIONAL  AIR  OUALITY  INPACTS  FOR  1982 


CONTAMINANT 

AIR  OUALITY 
STANDARD 
AVERAGING  TIME 

AIR  QUALITY 
standard 

(  ug/m^3 

EMISSIONS 
Background 
Pro iect 
Total 

AREA  SOURCE  IMPACTS  fug/m-') 

UTM  GRID  COORDINATES  1/ 

4214539  421 5538  4215S3«  4216518 

REGIONAL 

IMPACT 

fug/m^ 

Sulfur  Dioxide 

Background 

120 

88 

25 

89 

proiect 

13 

34 

18 

22 

0.0082 

1-Hour 

1,110 

TOTAL 

Is? 

127 

A3 

in 

Background 

48 

36 

10 

34 

Proiect 

13 

15 

13 

4 

0.0040 

24-Hour 

10S 

total 

5T 

si 

27 

4S 

Background 

11 

ft 

2 

ft 

Proiect 

3 

4 

3 

2 

- 

1-Year 

ftO 

TOTAL 

T7 

12 

5 

10 

Suspended 

Background 

42 

47 

1« 

47 

Parti cul ate 

Proiect 

14 

20 

14 

u 

0.0074 

24-Hour 

100 

TOTAL 

75 

■57 

17 

55 

Background 

17 

11 

s 

13 

Proiect 

4 

6 

s 

3 

- 

1-Year 

A0 

TOTAL 

2T 

T7 

To 

T5 

T7  Refer  to  Plate  A- 1  for  locations. 


Area  source  snd  regional  air  quality  impacts  are  indicated  in  this  Table  as  the  maximum  concentration  of  air 
quality  standard  related  contaminants  expected  to  occur  during  a  single  year  as  the  result  of  proiect-related 
emissions.  Impact  calculations  are  based  on  simplified  manual  dispersion  calculations  and  statistical  techniques 
with  conservative  input  values. 

*  Indicates  that  concentrations  are  expected  to  exceed  the  standards. 

SOURCE:  U.S.  Army  Corps  of  Engineers. 


NOVATO  CENTER  ALTERNATIVE  #5  -  H.A.F.B. 
TABLE  A-9 

TRAFFIC  VOLUMES  IN  PROJECT  AREA 


UTM 

Grid  Square 

Link  Number 

AVERAGE  DAILY  TRAFFIC  VOLUME 

1978 

1985 

Without  Proiect 

1985 

Project  Only 

1985 

With  Project 

Peak  Hour 
Traffic 

4212541 

L-l 

85000 

114000 

0 

114000 

12500 

L-2 

6200 

7400 

20712 

28112 

3092* 

L-3 

2450 

2900 

34520 

37420 

4116* 

L-4 

6200 

7400 

13808 

21208 

2333* 

4211541 

L-5 

85000 

114000 

0 

114000 

12500 

L-6 

7000 

9400 

13808 

23208 

2553* 

♦Peak  hour 

traffic  was  estimated  to  be  111  of  ADT  as  determined 

!  for  similar  traffic  levels  in  Pigure  Vl-18  of 

Draft  Environmental  Impact  Statement  on  Disposition  snd  Use  of 

Federal  Surplus  Property  At  Hamilton  Air  Force 

NOTE:  The  shopping  center  traffic  is  estimated  at  34,520  based  on  the  Novato  Regional  Shopping  Center  (WRSC) 
Bit,  March  1979.  Distribution  of  shopping  center  traffic  is  based  on  p.  Vl-64  of  the  DEIS  DOTS  PHAFB  with  the 
following  modifications;  The  State  Access  Rd.  was  considered  the  only  access  to  the  shopping  center  site,  L-2 
accounts  for  60X  of  the  shopping  center  traffic  (572  for  U.S.  101  heading  south,  2. 6*  for  Ignacio,  &  .62  for 
Bel  Marin  Keys  Blvd.). 

L-4  and  L-6  accounts  for  402  of  the  shopping  center  traffic  (392  for  U.S.  101  heading  north,  and  .82  for 
H.A.F.B.  existing). 


SOURCE :  Draft  Environmental  Impact  Statement  on  Disposition  and  Use  of  Federal  Surplus  Property  At  Hamilton 
Air  Force  Base,  Novato.  California,  April  1$H;  and  U.S.  Army  Corps  of  Engineers 


NOVATO  CENTER  ALTERNATIVE  #5  -  H.A.F.B. 


TABLE  A- 10 

BASIC  DATA  PERTAINING  TO  ROADWAYS  IN  THE  PROJECT  AREA 


UTM 

Grid  Square 

Link  Number  Roadway 

Segment 

Link  Length 
(miles) 

Average  Link  Speed* 
(mph) 

4212541 

L-l 

U.S.  101 

Boundary  to  Boundary 

0.40 

50 

L-2 

Nave  Drive 

Boundary  to  State  Access  Rd. 

0.24 

20 

L-3 

State  Access  Rd. 

Nave  Dr.  to  Project  Site 

0.20 

20 

L-4 

Nave  Drive 

State  Access  Rd,  to  Bdry. 

0.20 

20 

4211541 

L-5 

U.S.  101 

Boundary  to  Boundary 

0.60 

50 

L-6 

Nave  Drive 

Boundary  to  Boundary 

0.64 

20 

Source:  U.S. 

Array  Corp<? 

of  Engineers 

NOVATO  CENTER  ALTERNATIVE  #  5  -  H.A.F.B. 
TABLE  A- 11 
LINE  SOURCE  IMPACT 

CONCENTRATIONS  J/  AT  ROADWAY:  CARBON  MONOXIDE 


.  .  PROJECT  ONLY 

1985 _  IMPACT  ON  TOTAL  DAILY 


1978 

WITHOUT 

PROJECT 

PROJECT  ONLY 

WITH  PROJECT 

WITH 

PROJECT  I 

EMISSIONS 

Road  Link 

1-Hour 

8-Hour 

1-Hour 

8-Hour 

1-Hour 

8-Hour 

1-Hour 

8-Hour 

1-Hour  8-Hour 

Grams/DAy 

L-l 

96325* 

8508 

60351* 

6936 

- 

- 

60531* 

6936 

- 

- 

881904 

L-2 

8197 

1324 

4007 

850 

10921 

2377 

14928 

3227 

73 

74 

225683 

L-l 

3996 

523 

2221 

333 

17651 

3962 

19872 

4295 

89 

92 

25033° 

i 

o  L-4 

8197 

1324 

4007 

849 

7256 

1585 

11263 

2434 

64 

65 

141881 

L-5 

96325* 

8508 

60351* 

6936 

- 

- 

60351* 

6936 

- 

- 

1322856 

L-6 

7070 

1495 

4442 

1079 

7884 

1584 

12326 

2663 

64 

59 

496836 

If  Concentration*  are  expre*»ed  in  micrograma/cubic  meter  (ug/m^). 

*  Highlight*  thoae  road  link*  that  exceed  the  atandard  for  carbon  monoxide  concentration*. 
The  standard*  for  carbon  monoxide  concentration*  are: 

1-Hour  averaging  time  ■  AO, 000  ug/m^ 

8-Hour  averaging  time  ■  10,000  ug/m^ 

Source:  U.  S.  Army  Corps  of  Engineers 


“7  • 


.-21  A-22 


NOVATO  CENTER  ALTERNATIVE  * 5  -  H.A.P.B. 
TABLE  A- 12 

CONCENTRATION  1/  FOR  1-HOUR  AVERAGING  TIKE 
SENSITIVE  RECEPTORS:  CARBON  MONOXIDE 


_ _ _ _ 1985 _ _ 

1978 _  Without  Project  Project  Only  With  Project 

Distance  In  Meters  Distance  In  Meters  Distance  In  Meters  Distance  In  Meters 


Road  Link 

5 

20 

100 

5 

20 

100 

5 

20 

100 

5 

20 

100 

L-l 

68680* 

51341* 

36603 

43030* 

32167 

22923 

- 

- 

- 

43030* 

32167 

22933 

L-2 

5844 

4369 

3114 

2857 

2136 

1523 

7786 

5820 

4149 

10643 

7956 

5672 

L-3 

2849 

2129 

1518 

1583 

1184 

844 

12585 

9407 

6707 

14168 

10591 

7551 

L-A 

5844 

4369 

3114 

2857 

2141 

1522 

5173 

3862 

2757 

8030 

6003 

4279 

L-5 

68680* 

51341* 

36603 

43030* 

32167 

22933 

- 

- 

- 

43030* 

32167 

22933 

L-6 

5C40 

3768 

2686 

3167 

2367 

1688 

5621 

4202 

2995 

8788 

6569 

4683 

1/  Concentrations  are  expressed  in  mi cro grams / cubic  meter  (ug/m3). 

*  Highlights  chose  road  links  that  exceed  the  standard  for  carbon  monoxide  concentrations. 
The  standard  for  1-hour  concentration  “  40,000  ug/m3. 

Source:  U.S.  Army  Corps  of  Engineers 


NOVATO  CENTER  ALTERNATIVE  #5  -  H.A.F.B. 

TABLE  A- 13 

CONCENTRATION  1/  FOR  8-HOUR  AVERAGING  TIKE 
SENSITIVE  RECEPTORS:  CARBON  MONOXIDE 

1985 

1978 _  Without  Project  Project  Only  With  Project 

Distance  In  Meters  Distance  In  Meters  Distance  In  Meters  Distance  In  Meters 

Road  Link  5  20  100 _ 5  20  100 _ 5  20  100  5  20  100 


L-l 

5692 

4024 

2688 

4640 

3280 

2191 

- 

- 

- 

4640 

3280 

2191 

L-2 

885 

626 

418 

568 

402 

268 

1590 

1124 

751 

2158 

1526 

1019 

L-3 

349 

247 

165 

223 

157 

106 

2650 

1874 

1251 

2873 

2031 

1357 

L-4 

885 

626 

418 

568 

402 

269 

1060 

749 

500 

1628 

1151 

769 

L-5 

5692 

4024 

2688 

4640 

3280 

2191 

- 

- 

- 

4640 

3280 

2191 

L-6 

1000 

707 

472 

721 

510 

341 

1060 

749 

500 

1781 

1259 

841 

1/  Concentrations  art  axpresaed  in  micrograma/cubic  meter  (ug/m3). 
~  The  standard  for  8-hour  concentration  *  10,000  ug/m3. 

Source:  U.8.  Army  Corps  of  Engineara 
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NOVATO  CENTER  ALTERNATIVE  #5  -  H.  A.  F.  B. 


TABLE  A- I 4 

AREA  SOURCE  AND  REGIONAL  AIR  QUALITY  IMPACTS  FOR  1985 


Contami  nant 

Air  Quality 
Standard 
Averaging  Time 

Air  Quality 
Standard 
(ug/m3) 

Emissions 
Backg round 
Project 
Total 

Area  Source  Impacts  (ug/m^) 

UTM  Grid  Coordinates  1/ 

4212541  4211541 

Regional  Impact 
(ug/m-*) 

Carbon  Monoxide 

Background 

277 

4744 

Project 

8824 

3033 

0.7879 

1-Hour 

40000 

TOTAL 

9101 

7777 

Background 

152 

2598 

Project 

4832 

.61 

0.5515 

8-Hour 

10000 

TOTAL 

4984 

4259 

Hydrocarbons 

Background 

35 

291* 

Project 

540* 

186* 

0.0531 

3-Hour 

160 

TOTAL 

575* 

477* 

Nitrogen  Dioxide 

Background 

28 

471* 

Project 

164 

90 

0.0286 

1-Hour 

470 

TOTAL 

192 

561* 

Background 

4 

72 

Project 

25 

14 

- 

1-Year 

100 

TOTAL 

29 

86 

AREA 

l  SOURCE  AND 

TABLE  A- 14 
(Cont’ d) 

REGIONAL  AIR  QUALITY  IMPACTS  FOR  1985 

Ccmt  ami  nant 

Air  Quality 
Standard 
Averaging  Time 

Air  Quality 
Standard 
(ug/ra^) 

Emissions 

Background 

Project 

Total 

Area  Source  Impacts  (ug/o^) 

UTM  Grid  Coordinates  1/ 
4212541  4211541 

Regional  Impact 
(ug/n»n 

Sulfur  Dioxide 

Background 

4 

81 

Project 

87 

28 

0.0076 

1-Hour 

1310 

TOTAL 

91 

109 

Background 

2 

32 

Project 

35 

11 

0.004'. 

24-Hour 

105 

TOTAL 

37 

43 

Background 

1 

7 

Project 

8 

3 

1-Year 

80 

TOTAL 

9 

10 

Suspended 

Particulate 

Background 

3 

34 

Project 

33 

11 

0.0054 

24-Hour 

100 

TOTAL 

36 

45 

Background 

1 

9 

Project 

9 

3 

1-Year 

60 

TOTAL 

10 

12 

T7  Refer  to  Plate  A-l  for  1  ocationa.  ~~ 

*  Indicate-  that  concentrationa  are  expected  to  exceed  Che  atandarda. 


Note!  Area  aource  and  regional  air  quality  iapacte  are  indicated  in  Chia  Table  aa  the  aaxiaua 
concentration  of  air  quality  atandard  related  contaainanta  expected  to  occur  during  a  aingle  year 
aa  a  reault  of  project  related  eaieaiona.  Inpact  calculatione  are  baaed  on  einplified  aanual 
diapereion  calculatione  and  atatiatical  technique*  with  coneervative  input  value*. 
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APPENDIX  B 

MISCELLANEOUS  DOCUMENTS 


DOCUMENT 

B-l 

B-2 

B-3 

B-4 

B-5 

B-6 


AFPENDIX  B 

MISCELLANEOUS  DOCUMFNTS 


PAGE 

Permit  Application  #10138-33  by  Novato  Center  B-l 

Public  Notice  #10138-33  Novato  Center  Inc.  B-4 

Resources  Agency  of  California  response  to  Public  Notice 
#10138-33,  23  August  1979.  g_g 

United  States  Department  of  the  Interior  Fish  and  Wildlife 

Service  response  to  Public  Notice  #10138-33,  February  1978.  B-9 

M&M  Consultants,  Hildlife  Plan,  Novato  Regional  Shopping  Center  B-ll 

United  States  Department  of  the  Interior  Fish  and  Wildlife 

Service, Habitat  Evaluation  Procedure  for  the  Novato  Regional 

Shopping  Center,  29  January  1980.  B-18 

Letter  from  Ernest  W.  Hahn,  INC.  of  5  August  1980  revising 
original  permit  application.  „  ,, 
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Location  where  proposed  activity  exists  or  will  occur. 
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APPENDIX  C 

LIST  OF  SPECIES  OBSERVED  AT 
STUDY  AREAS  *1-4 
PREPARED  BY 

HARVEY  &  STANLEY  ASSOCIATES,  INC. 
DECEMBER  1978 


LIST  OF  VASCULAR  FLA  NTS  OBSERVED 
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would  not  provide  as  great  a  diversity  of  habitats  as  now  exists  on  the  prot¬ 
ect  site.  The  proposed  project  may  introduce  urhan  pollutants  from  the 
developed  area  into  Novato  Creek. 


Diversity  of  Plant  and  Animal  Speciea.  See  Section 
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APPENDIX  E 


REFERENCE: 

SAN  FRANCISCO  DISTRICT 
CORPS  OF  ENGINEERS 

PUBLIC  NOTICE  10138-33  (NOVATO  CENTER) 
CITY  OF  NOVATO,  MARIN  COUNTY,  CALIFORNIA 


Prepared  by 

Gary  W.  °age  and  Lynne  E.  Stenzel 
Point  Reyes  Bird  Observatory 
4990  State  Rout  1 
Stinson  Beach,  California  94970 


INTRODUCTION  th«re  had  already  been  scone  rain  but  the  slough  was  largely  without  stand- 

Slough  is  located  southeast  of  the  junction  of  highway  101  ing  water. 


rod. knoll*  (0*),  in)  til  U).  wd  tlw  position  of  aach  bird  in  relation  XQUATIC  VEGETATION 


found.  A  brood  of  Mallards  was  observed  on  two  dates  on  the  pond  immediately 
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only  once,  swimming  under  water  in  the  slough.  The  Western  Pond  Turtle 
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Appendix  2.  Dates ,  times ,  weather  and  observers  on  censuses. 

*  GP  is  Gary  Page,  LS  is  Lynne  Stenzel,  and  JT  is  Joseph  Tieger. 
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F-l  U.S.  Environmental  Protection  Agency,  5  October  1979  F-l 

F-2  U.S.  Environmental  Protection  Agency,  28  March  1980  F-6 

F-3  U.S.  Department  of  Commerce,  10  September  1979  F-8 

F-4  U.S.  Department  of  Commerce,  1  April  1980  F-ll 

F-5  U.S.  Department  of  Commerce,  19  May  1980  F-12 

F-6  U.S.  Department  of  Agriculture,  27  July  1979  F-14 

F-7  U.S.  Department  of  the  Interior,  14  September  1979  F-15 

F-8  U.S.  Department  of  Transportation,  24  September  1979  F-19 

F-9  Resources  Agency  of  California,  13  September  1979  F-22 

F-10  California  Regional  Water  Quality  Control  Board, 
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F-ll  California  Department  of  Transportation,  31  August  1979  F-30 

F-12  Association  of  Bay  Area  Governments,  7  September  1979  F-36 
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F-14  Marin  Audubon  Society,  4  October  1979  F-46 

F-15  M&M  Consultants,  7  September  1979  F-48 

F-16  M&M  Consultants,  10  September  1979  F-52 

F-17  Ernest  W.  Hahn,  Inc.,  7  September  1979  F-54 

F-18  Tom  Corneto,  31  August  1979  F-58 
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residential  developments  in  the  vicinity. 

Ttte  pond  would  no  longer  be  lust  the  "HP 
acre*  pond  (see  Par.  2.024),  but  one  that 
would  be  approximately  160-acres. / 
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The  main  areas  that  we  have  reviewed  are  the  geologic,  hydraulic, 
and  water  quality  sections.  Basically,  the  statements  are  complete 
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